CITY OF PAPILLION
David P. Black, Mayor
122 East Third Street
Papillion, NE 68046

Phone 402-827-1111

Fax 402-339-0670

PAPILLION CITY COUNCIL AND PLANNING COMMISSION AGENDA
COMPREHENSIVE PLAN REVIEW
MONDAY, OCTOBER 26, 2020 @ 6:00 P.M.
Location: Chrysalis Event Center, 1046 W Lincoln St, Papillion, NE 68046
1. Call To Order
1.
2.
3.
4.

Roll Call
Pledge of Allegiance
Affidavit of Publication
Public announcement that a current copy of the Open Meeting Act is available

2. Presentation Of Proposed Comprehensive Plan Updates
Documents:
DRAFT COMP PLAN 10-23-2020.PDF
3. Summary And Closing Comments
1.

Closed Session: Land Negotiations

4. Adjournment

UPCOMING EVENTS: Planning Commission Mtg – Wednesday, October 28,
2020 @ 7:00 PM
City Council Mtg – Wednesday, November 4, 2020 @
7:00 PM
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PAPILLION TODAY

This chapter examines population and demographic trends that will affect Papillion and
important regional issues that will impact the quality of the city’s environment.

POPULATION HISTORY AND CHARACTERISTICS
Population Trends
This discussion presents important changes in the characteristics and dynamics of Papillion’s
population. Figure 1.1 summarizes the historical population change in Papillion and also
indicates:

D

• Population trends are a glimpse into the historic growth and development of a community
and can provide insight on future needs.
• The 1980s and 1990s were a period of greatest growth for Papillion proper but SID
growth adjacent to Papillion supported significant growth through 2010.
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• Estimates note a population increase of 3% from the 2010 Census totals.

Figure 1.1 – Historic Population Trends
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Population Change 2000 - 2010
To better understand the city’s future population dynamics it is important to look at the
composition of the city’s population. Figure 1.2 examines the city’s population divided into five
year age increments or cohorts. An age cohort pyramid depicts the distribution of population by
age and gender.
• The bottom-heavy cohort pyramid shown in Figure 1.2 illustrates Papillion’s ability to
attract young families and is a good indicator of growth
• Another key indicator of a growing population is the share of 25-29 and 30-34 age
cohorts, typically considered child-rearing age groups, which makes up 14.7% of
Papillion’s total population.
• The “Baby Boomer” cohort, people age 55-74, make up a sizable portion of the
population at almost 20%. This population is important to consider with respect to the
community’s workforce. This is the population most likely to be leaving the workforce
within the next ten to 15 years.

D

• While those at 75+ only make up 5.6%, these residents have very specialized needs of
their community. This population is characterized by specific needs for housing,
transportation, medical needs, and ADA accessibility throughout the community.
• Papillion’s housing market and quality of life has supported continued growth among
residents in their 30s and 40s. This trend has supported corresponding growth among
school age children, and thus the school district.
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Figure 1.2 – Population Pyramid
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From 2000 to 2010, the population of Papillion grew by 2,531 people, in all but four age groups.
Figure 1.3 indicates the change in population in each age cohort between 2000 and 2010.
• This growth indicates that all age levels need to be considered when planning facilities,
programming, and growth.
• An increase in cohort groups aged 65 and older may indicate a desire to retire in Papillion
which offers great amenities for seniors and/or access to healthcare facilities to meet their
needs.
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Figure 1.3 – Change in Number of People in each Age Cohort between 2000 and 2010.

POPULATION PROJECTIONS
Projecting Papillion’s population is the first step in understanding the future land use and
community service needs and policies. By evaluating Papillion’s historic population and
economic trends, a projected future population can be formulated. These population forecasts
inform the general public of where investments are needed to sustain population growth. Figure
1.4 provides insight into the city’s future population estimates based on the natural population
change from 1970 to 2010.
• Between 1970 and 2010 the city’s population grew by 3.2 percent annually. This rate
slowed during the period from 2000 to 2010 to 1.6 percent annually. Limited annexation
by the city and a slow housing market are the two primary causes.
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• Growth outside the city limits, within the city’s two mile extra territorial jurisdiction (ETJ), is
the future growth area of Papillion. This area is estimated to have a current population of
16,000 to 18,000.
• Papillion’s location and strong growth throughout the last forty years, coupled with the
availability of numerous tracts of developable farmland, support continued growth for the
city. Figure 1.5 shows the population estimates for Papillion including the two mile ETJ.
• Projections based on historic population trends display the city’s growth as if it were to
repeat past growth trends. Although recent and near-future growth may be slower than in
the past, the city will likely continue to capture a significant share of the metropolitan
growth.
40-Year Trend
(1970-2010)
Population
Estimates
25,800
30,149
35,231
41,169
48,109

Annual Rate
1.6%
2020
2025
2030
2035
2040

Population Estimates
22,168
24,012
26,009
28,173
30,516

29,215

TOTAL CHANGE
(2010 – 2040)

11,622
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Annual Rate
3.2%
2020
2025
2030
2035
2040
TOTAL
CHANGE
(2010 – 2040)

10-Year Trend
(2000-2010)

Figure 1.4 – Population Estimates within the City of Papillion

40-Year Trend
(1970-2010)
Annual Rate
3.2%
2020
2025
2030
2035
2040
TOTAL
CHANGE
(2010 – 2040)

10-Year Trend
(2000-2010)

Population
Estimates
44,605
52,124
60,909
71,176
83,173

Annual Rate
1.6
2020
2025
2030
2035
2040

Population Estimates
41,346
44,785
48,510
52,546
56,916

78,299

TOTAL CHANGE
(2010 – 2040)

42,757

Figure 1.5 – Population Estimates within the City of Papillion and ETJ

Cohort survival projections are used to project an existing population’s growth potential. By
utilizing the existing age cohort data combined with regional birth, mortality, and migration rates,
age cohort analysis allows for the projection of future population. This projection assumes
sustained trends in these criteria for the next 20 years. Figure 1.6 shows the population
estimate of Papillion utilizing the Age Cohort Analysis method.
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Year

Population

2015
19,463
2020
21,306
2025
23,494
2030
25,687
2035
27,994
2040
30,395
TOTAL CHANGE (2015-2040)

Population
Change

Population
Change %
(5-Year Period)

Average Annual
Population
Change

569
1,843
2,188
2,193
2,308
2,401
10,932

3.0%
9.5%
10.3%
9.3%
9.0%
8.6%
56.2%

0.7%
2.3%
2.5%
2.3%
2.2%
2.1%
1.9%

Figure 1.6 – Age Cohort Analysis Update (Papillion)

ECONOMIC TRENDS

D

Employment
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Historically, Papillion’s economy was independent from the Omaha metropolitan area, focused
primarily in the agricultural economy of rural Nebraska and county government services. Over
the last 50 years however, an economic transition has occurred with residents moving to
Papillion because of its good schools, quality of life, and proximity to major employment centers
in Omaha and Bellevue. However, in recent years a significant number of jobs have been
created in Papillion in retail and service areas and within the Papillion Business Park. The
following section reviews the city’s employment and income trends.
Employment within a community can be assessed in two different ways. One is based on
employment by occupation, while the other is based on employment by industry. Employment
by occupation describes the kind of work a person does on the job, as opposed to the type of
industry an individual works in, which relates to the kind of business conducted by a person’s
employer. For example, a person might be an accountant (their occupation) for a major
manufacturer (the industry).
Tables 1.4, 1.5, and 1.6 examine Papillion’s employment trends. The data presented in these
tables represents “complete” employment, and was gathered from over 80 government and
private sector sources by Economic Modeling Specialists, Inc. (EMSI).
• Papillion’s job market has a broad range of occupations. The largest occupational sectors
are:
o

Office and administrative support occupations (14 percent).

o

Sales and related occupations (14 percent).

o

Military occupations (10 percent).

o

Education, training, and library occupations (8 percent).

• The median wage in Papillion is approximately $16.15 an hour. The highest paying
occupations are related to computer and mathematical sciences at $29.69 an hour. Food
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service and personal service occupations are the lowest paying occupations at $8.00 an
hour.
• Between 2005 and 2010 over 1,000 new jobs were created. The greatest growth
occurred in:
o

Sales and related occupations (261 jobs).

o

Education, training, and library occupations (189 jobs). The library has added no
new positions so this growth has come in education and training services.

o

Food service occupations (163 jobs).

o

Business and financial occupations (114 jobs).

o

Office and administrative support services (103 jobs).

• While the employment market grew in Papillion between 2005 and 2010, jobs were lost
in:
o

Administrative, support, and waste management.

o

Manufacturing.

o

Transportation and warehousing.

D

• The government sector is the largest employer in Papillion. The Papillion/La Vista School
District and Sarpy County offices account for most of the jobs within this sector.
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• Within Sarpy County the transportation/warehousing and government sectors account for
the largest percentage of employment. Accessibility to Interstate-80 has led to a number
of distribution and transportation companies locating along the interstate corridor.
Werner Enterprises is the most prominent of these companies, with their headquarters
and truck maintenance facility located in Sarpy County along Interstate-80 and State
Highway 50.

Table 1.1: Employment by Occupation, 2005-2010
Description
Management

2005 Jobs

2010 Jobs

Change

%
Change

2010 Median
Hourly Wage

561

631

70

12%

$25.35

556

670

114

21%

$20.83

235

270

35

15%

$29.69

Life, Physical, and Social Science

75
122

78
145

3
23

4%
19%

$26.18
$21.42

Community and Social Services
Legal

251
93

278
90

27
(3)

11%
(3%)

$12.26
$20.43

1,027

1,216

189

18%

$18.36

360

421

61

17%

$12.08

832

839

7

1%

$24.23

336

417

81

24%

$10.36

Business and Financial
Operations
Computer and Mathematical
Science
Architecture and Engineering

Education, Training, and Library
Occupations
Arts, Design, Entertainment,
Sports, and Media
Healthcare Practitioners and
Technical Occupations
Healthcare Support Occupations
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Table 1.1: Employment by Occupation, 2005-2010
Description

2005 Jobs

2010 Jobs

Change

%
Change

2010 Median
Hourly Wage

Protective Service Occupations

310

346

36

12%

$17.90

Food Service Occupations

686

849

163

24%

$8.17

Building and Grounds
Maintenance Occupations
Personal Care and Service
Occupations
Sales and Related Occupations

376

410

34

9%

$9.09

561

659

98

17%

$8.05

1,644

1,905

261

16%

$10.91

1,991

2,094

103

5%

$11.87

<10

10

--

--

--

726

744

18

2%

$16.84

560

432

(128)

(23%)

$16.06

378

338

(40)

(11%)

$14.61

539

529

(10)

(2%)

$12.94

1,597
13,827

1,536
14,906

(61)
1,079

(4%)
8%

$21.66

Office and Administrative Support
Occupations
Farming, Fishing, and Forestry
Occupations
Construction and Extraction
Occupations
Installation, Maintenance, and
Repair Occupations
Production Occupations

Total

Source: EMSI, Inc. - Fourth Quarter, 2010
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Transportation and Material
Moving Occupations
Military Occupations

Table 1.2: Jobs by Industry Sector and Growth 2005 -2010
Industry Sector
Agriculture, Forestry,
Fishing and Hunting
Mining, Quarrying, and Oil
and Gas Extraction
Government
Health Care and Social
Assistance
Retail Trade
Information
Finance and Insurance
Construction
Accommodation and Food
Services
Other Services (except
Public Administration)
Professional, Scientific,
and Technical Services
Administrative and
Support and Waste
Management and
Remediation Services
Real Estate and Rental and
Leasing

COMPREHENSIVE PLAN 2020

2005
Jobs

2010
Jobs

<10

<10

<10

<10

4,078
1,995

Industry Size
by Percentage
of Jobs
--

Change

% Change

--

--

--

--

--

4,319
2,188

29%
15%

241
193

6%
10%

1,663
837
613
821
532

2,021
889
871
861
693

14%
6%
6%
6%
5%

358
52
258
40
161

22%
6%
42%
5%
30%

642

642

4%

0

0%

516

620

4%

104

20%

798

388

3%

-410

-51%

316

363

2%

47

15%
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Transportation and
Warehousing
Arts, Entertainment, and
Recreation
Manufacturing
Wholesale Trade
Educational Services
Utilities
Management of
Companies and
Enterprises

Total
Source: EMSI, Inc. Fourth Quarter, 2010

324

281

2%

-43

13%

168

265

2%

97

58%

317
118
55
<10
18

202
143
83
41
22

1%
1%
1%
0%
0%

- 115
25
28
-4

13,827

14,906

-36%
21%
51%
-22%

1,079

8%

Table 1.3: Employment by Industry 2010
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Papillion

Sarpy County
(exclusive)
1%

Omaha MSA
(exclusive)
1%

Agriculture, Forestry, Fishing and Hunting

<1%

Mining, Quarrying, and Oil and Gas Extraction

<1%

<1%

<1%

Government

29%

18%

11%

Health Care and Social Assistance

15%

4%

12%

Information
Finance and Insurance
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Retail Trade

14%

9%

10%

6%

1%

2%

6%

6%

8%

6%

7%

6%

Accommodation and Food Services

5%

7%

7%

Other Services (except Public Administration)

4%

4%

4%

Professional, Scientific, and Technical Services

4%

7%

7%

Administrative and Support and Waste Management and
Remediation Services
Real Estate and Rental and Leasing

3%

3%

6%

2%

2%

4%

Transportation and Warehousing

2%

17%

4%

Arts, Entertainment, and Recreation

2%

1%

2%

Manufacturing

1%

4%

6%

Wholesale Trade

1%

5%

4%

Educational Services

Construction

1%

2%

2%

Utilities

-

<1%

<1%

Management of Companies and Enterprises

-

2%

2%

Source: EMSI, Inc. - Fourth Quarter, 2010

Income and Retail Sales
Table 1.4 describes the income distribution for Papillion, Sarpy County, and other metropolitan
area communities. Papillion contains a larger proportion of higher income households and a
smaller proportion of lower income households than many of the communities listed.
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• With more residents employed in higher paying management and professional oriented
occupations the city’s median household income is on average 25 percent greater than
that of other metropolitan area communities.
• Over 70 percent of the city’s households earn more than the state’s median income of
$49,500.
• Income distribution trends are similar to those seen in other Sarpy County communities,
but Papillion has the largest percentage of households earning over $75,000.

Table 1.4: Income Distribution for Households by Percentage
Under
$15,000
4.90
7.42
5.57
10.04
7.84
13.40
4.81

$25,000 $34,999

$35,000 $49,999

$50,000 $74,999

5.85
9.62
9.60
13.13
9.50
12.63
6.50

7.67
12.67
11.53
14.35
15.09
13.33
9.61

11.16
18.27
19.15
23.92
19.82
17.91
14.68

23.86
25.49
29.30
13.32
26.85
19.49
25.88

D

Papillion
Bellevue
La Vista
Gretna
Ralston
Omaha
Sarpy County

$15,000 24,999

Over
$75,000
46.55
26.90
25.95
28.89
20.89
23.23
21.00

2010 Median
Income
$71,385
52,346
54,483
52,979
48,282
43,908
63,909

Source: Claritas Inc. 2011
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Table 1.5 compares the city’s consumer expenditures with retail sales. The gap or surplus
between these two identifies areas where the city is an importer (surplus) or exporter (gap) of
retail dollars. If sales are greater than consumer expenditures the city is an importer and vice
versa.
• Residents in Papillion fulfill a majority of their consumer needs within Papillion. This is
due to Papillion’s large retail base. This likely would not have been the case 10 years
ago, before major retail developments like Market Pointe and Shadow Lake Town Center.
• Papillion is an importer of nearly $8 million in retail sales. A major shift in retail spending
in the last ten years.
• Papillion is the only suburban community within Sarpy County to be importing retail
dollars.
• Papillion attracts retail spending in:
o

Building materials and gardening equipment.

o

Sporting goods.

o

Books and periodicals.

o

General merchandise stores.

o

Limited service eating places.

• Papillion is an exporter of consumer spending in:
o

Clothing and clothing accessories stores.

o

Gasoline stations.

o

Health and personal care stores.

COMPREHENSIVE PLAN 2020
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o

Electronic and appliance stores.

o

Furniture and home furnishing stores.

Analysis of the city’s retail spending brings to light opportunities for the city. Areas where the city
exports dollars are opportunities to tap into local consumer dollars, while areas that the city
imports dollars are possible niche markets for the city to build upon.
Table 1.5: Retail Analysis (Adjusted), 2010 (In Millions of Dollars)
Retail Sales

Consumer
Demand

Gap/Surplus

Papillion

$184.5

$176.7

$8

La Vista

101.2

123.4

-22

18.8

25.5

-7

Gretna
Bellevue

302.8

440.7

-138

Omaha

4,130.1

3,467.8

662

Ralston

48.1

60.7

-13

Source: Claritas, Inc. 2010
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Economic Projections
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Over the next ten years Papillion’s economy is projected to add some 4,000 jobs to the region’s
economy, a 29% increase in employment from 2010. Table 1.6 illustrates ten-year projections
by major industry sector, based on national and local employment trends and analysis of those
trends by EMSI.
• Government and educational sectors are estimated to expand by 820 jobs. As the city of
Papillion and Sarpy County grow in population it will need to construct additional schools
and hire additional staff.
• Finance and Insurance is expected to grow by 70%, adding an additional 600 jobs to the
local economy. Over the next ten years the Bureau of Labor and Statistics has stated that
there will be limited job growth in some segments of this sector due to a movement
toward direct marketing campaigns and web based services. However, there will be
significant job growth in the industry related to medical services and health insurance, as
well as in financial services as many insurance companies continue to diversify their
services.
• Information technology is a constantly growing and expanding industry sector. In 2008
computer specialists accounted for 52% of the industry’s employment base. As
companies continue to invest heavily in new computer software programs and equipment
the industry nationwide is expected to grow by as much as 30% between now and 2018,
according to the Bureau of Labor and Statistics.
• The housing crisis severely impacted the construction industry starting in 2007, leading to
mass layoffs in some parts of the country. While job prospects still remain week in areas
of the country where the housing market is overbuilt, new opportunities are arising. The
Papillion housing market has remained one of the strongest in the metro area and will
likely remain so in the near term.
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Fastest Growing Industries
Table 1.7 further illustrates projected growth in employment for the 10 fastest growing industrial
subsectors of the city’s economy. Medical services, nursing care facilities, construction, and
general merchandise retail are all expected to see gains in employment. Papillion’s continued
fast paced growth, coupled with new home construction, and a growing elderly population all
have a direct affect upon the growth expected in these subsectors.

Table 1.6: Projected Employment by Industry 2010 - 2020
%
Change
--

2010 Jobs

2020 Jobs

Change

Agriculture, Forestry, Fishing and Hunting

<10

<10

--

Mining, Quarrying, and Oil and Gas Extraction

<10

11

--

--

41

63

22

54%

Construction

861

1,249

388

45%

Manufacturing

202

199

-3

-1%

Wholesale Trade

143

178

35

24%

Utilities

2,021

2,553

532

26%

Transportation and Warehousing

281

369

88

31%

Information

889

1,066

177

20%

Finance and Insurance

871

1,479

608

70%

Real Estate and Rental and Leasing

363

455

92

25%

Professional, Scientific, and Technical Services

620

855

235

38%

22

31

9

41%

388

450

62

16%

83

113

30

36%

2,188

2,997

809

37%

Retail Trade
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Management of Companies and Enterprises
Administrative and Support and Waste
Management and Remediation Services
Educational Services
Health Care and Social Assistance

Arts, Entertainment, and Recreation

265

323

58

22%

Accommodation and Food Services

693

947

254

37%

Other Services (except Public Administration)

642

764

122

19%

4,319

5,139

820

19%

14,906

19,249

4,343

29%

Government

Total
Source: EMSI - Fourth Quarter, 2010

Table 1.7: Fastest Growing Industry Subsectors 2010-2020

2,274

3,004

730

%
Change
32%

Activities Related to Credit Intermediation

583

1,110

527

90%

Other General Merchandise Stores

548

907

359

66%

General Medical and Surgical Hospitals

493

756

263

53%

Building Finishing Contractors

207

361

154

74%

2010 Jobs
Local Government
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2020 Jobs

Change
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Limited-Service Eating Places

338

488

150

44%

Newspaper, Periodical, Book, and Directory
Publishers
Nursing Care Facilities

827

964

137

17%

278

398

120

43%

Nonresidential Building Construction

177

289

112

63%

Management, Scientific, and Technical
Consulting Services

125

230

105

84%

Source: EMSI

COMMUTING CHARACTERISTICS
Table 1.8 illustrates the average commute time for Papillion residents, and residents in other
metro area cities. The estimated average commute time for Papillion residents was 20.6
minutes. This suggests that a large number of residents work outside the community, likely in
Omaha and other surrounding suburbs. Assuming an average travel speed of 40 miles per hour,
Papillion residents travel an average of 13.5 miles to work. Omaha and Ralston with their tighter
development patterns have a higher percentage of workers who walk and bike to work.

D

Table 1.8: Commuting Patterns for Papillion and Other
Comparable Communities, 2010
Average Travel
Time to Work
20.6

La Vista

20.4

Bellevue

21.4

Gretna

21.4

Omaha

19.1

Ralston

18.2

Source: Claritas, Inc. 2010

% Who Used Public
Transportation
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Papillion

% Who Used Active Modes of
Transportation
(Walking/Biking)
1.6%

COMPREHENSIVE PLAN 2020

0.2%

1.4%

0.3%

1.5%

0.4%

1.5%

0.4%

2.5%

1.5%

5.4%

1.2%
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DEVELOPMENT FRAMEWORK
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The heart of this comprehensive plan is a development framework for
Papillion - a concept that provides guiding principles for the individual
systems that make up the physical structure of the city. The framework is
based on the concept of Community Health: ensuring that Papillion ,
already one of America’s best living environments, continues to be a place
of common purpose and satisfaction for its citizens and encourages them
to grow and prosper as individuals, families. This concept, as presented
here and developed in succeeding chapters, is derived from patterns of
development that have already succeeded in the city and is designed to
express the goals and perspectives of the visioning process.
THE SPHERES OF COMMUNITY HEALTH
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In the America of 2013, much attention has focused on the critical issues of
public health and wellness. People know that good individual health –
physical, mental, and spiritual – contributes to satisfaction with life,
personal happiness, and productivity. On the other hand, as a society, we
know that health problems lead to a massive and probably unsustainable
diversion of resources to health care. Thus, aggressive campaigns have
been mounted to promote healthier lifestyles and combat conditions that
are related to the incidence of a variety of diseases.
Like individuals, communities also display different levels of health and
wellness, and the “healthiest” cities offer their citizens high degrees of
service, efficiency, and overall satisfaction. Papillion’s status as Livability
magazine’s number one small town in America and Bloomberg Business
Week’s designation as the “top place in Nebraska to raise kids” bespeaks
the city’s enviable position from the perspective of community health. One
of the fundamental roles of this comprehensive plan is to maintain and
enhance this quality of community, even as the city continues to grow and
change.
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“Community health” is a complicated interaction of variables, but it is useful
to consider good health in four related spheres: the environmental,
economic, civic, and individual.

Four Spheres of Community Health

D
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An environmentally healthy community:
• Takes advantage of special features of the natural and human
environment to provide places of beauty, enrichment, and positive
experience for its citizens, businesses, and visitors.
• Minimizes unnecessary impact on the natural environment and on
people by managing systems such as stormwater drainage.
• Minimizes negative effects such as atmospheric or water pollutants.
• Uses resources such as water, fuel, and land efficiently.
An economically healthy community:
• Develops in ways that maximizes the efficiency and minimizes the
per unit cost of quality public services,
• Provides economic opportunity to all residents.
• Achieves a positive ratio of benefits to costs for new development.
• Invests wisely to maximize the value of its existing resources.
• Markets itself successfully to prospective residents, businesses, and
investors.
• Lives within its means.
A civically healthy community:
• Maintains a strong sense of common enterprise and a sense of a
shared future.
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• Provides public places and facilities where people interact positively
with one another.
• Provides strong institutions and organizations that give people
opportunities to be involved at many levels.
• Minimizes physical and perceptual barriers.
• Gives residents convenient access to major features and resources.
• Provides a sense of pride and common identification.
• Attracts new generations of community leaders and participants in
civic life.
An individually healthy community:
• Provides its members with safe, secure, and pleasant environments.
• Encourages people to incorporate physical activity as a part of routine
life and participate in other healthy lifestyles.
• Supports the physical and spiritual health of its citizens.

D
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In one way or another, the quality of a city’s physical environment and form
affects each of these spheres. It is interesting and instructive to look at
existing features in Papillion that contribute to the city’s high health rating,
and to learn from these resources and as the city moves ahead. Some of
these features may seem quite conventional to some, but have subtleties
that establish important patterns that speak to the parameters of health.
Shadow Lake. Shadow Lake, one of Papillion’s largest developments,
includes both its largest retail center and one of the metropolitan area’s
most popular residential developments during the first decade of the new
century. In addition to its economic success, the project’s characteristics
contribute to the spheres of community health in a number of ways. Its use
of water, topography, and good stormwater management practices not only
addresses drainage but also create a significant visual resource and central
neighborhood feature. Preservation of natural drainage patterns is one of
the central factors in the overall project design. (Environment, Civic) A
comprehensive pathway system links residential clusters together, and to
the lake and shopping center, creating a highly walkable and unified
community. (Civic, Individual) The shopping center itself is a major
employment center and revenue producer, includes a pedestrian-oriented
nucleus, and enables customers to walk between destinations. (Economic,
Civic, Individual)
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Market Pointe. The Market Pointe development area southeast of 72nd
and Giles includes a large power center with commercial pad sites along
72nd Street, with developing residential neighborhoods to the east and
south. The retail project provides local street and trail connections to
residential neighborhoods, making it unnecessary to use the arterial street
for access. (Civic, Individual) The shopping center is organized with interior
streets, with sidewalks leading to the perimeter and between buildings on
the site. (Individual) The overall project development preserves a major
drainage tributary, preserved as both a greenway and a pathway corridor.
(Environment)
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Central Park System: Halleck and City Parks. Papillion’s great central
parks are the civic and recreational hearts of the community, two signature
green spaces bisected by the traditional town center and served by the
regional trail system. Halleck Park includes one of the area’s busiest
ballfield complexes, with additional fields and the YMCA on the north side.
It also includes Papio Bay and the iconic community space and favorite
wedding photo venue of Halleck Pond. (Civic, Individual) In addition to its
recreational facilities, City Park is the traditional home of community events
(Civic, Individual). Both parks are part of the West Papio Greenway,
including a creek channel reshaped to provide greater volume capacity but
now again with decertified levees because of upstream impervious
coverage. (Environment) The completion of the Papillion Water Plaza will
help link an expanding downtown district into this regional resource.
(Economic)
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Schram Road and Walnut Creek Recreation Area. Papillion’s previous
comprehensive plan identified Schram Road as a parkway corridor, a
recommendation that the city has consistently implemented. Schram Road,
where improved, is a “complete” or multi-modal street, accommodating
motor vehicles, bicycles, and pedestrians, and establishing a standard for
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future street improvements. (Civic, Individual) Schram Road’s street section
is scaled to operate at a desirable speed for its urban environment.
Neighborhood paths and the Schram Road complete street link residential
areas to another major open space, the Walnut Creek recreation area,
which includes the Sumtur Amphitheater. Tributary streams leading to the
lake are maintained as drainage and path corridors. (Environment) Local
street networks in neighboring residential areas provide both connectivity
and privacy, while avoiding the use of cul-de-sacs. (Civic)
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Tara Hills. The Tara Hills development
area continues the typical Papillion pattern
of utilizing drainage corridors for
stormwater management and public
space. (Environment, Civic, Individual)
Ponds at the center of the neighborhood
form the focus of the Schwer Recreation
Area, and are connected to the
neighborhood and higher density and
senior housing along 84th Street by an
internal path system. (Civic, Economic,
Individual) The Tara Hills golf course
interfaces with the general purpose
recreation area to create a more
comprehensive recreational facility. The
Tara Hills path system has a direct trail link
via 96th Street to the center of Papillion, the
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regional network, and Walnut Creek, again exhibiting the connectedness
that has become a trademark of planning and development in the city.
Werner Park and Lincoln Road Corridor. While development of the area
around Werner Park, the home of the Omaha Storm Chasers, is still in
progress, overall plans express patterns similar to those presented in this
discussion. Collector streets tied into the Papillion network will complement
Highway 370, the primary regional access into the area and to Interstate
80. Lincoln Road has been built as a complete street with bicycle lanes,
connecting the development area into the regional trail system at 96th
Street and making pedestrian and bicycle transportation real access
options. The ballpark design provides public space and has a good
orientation to adjacent streets. Existing drainage ways are preserved and
used as greenway and path corridors in both existing and proposed
development concepts.
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LAND USE AND URBAN FORM PRINCIPLES
Chapters ___ and project Papillion’s growth potential and estimated the
amount of land needed to meet this potential. Chapter ___ reviews the
city’s public service systems: transportation, parks, infrastructure, and
public facilities, summarizing the conditions and service standards of these
assets, describing projects programmed for the near-term, and establishing
guiding policies for future investment. The concept of planning for four
spheres of community health leads to a land use and urban form vision
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based on principles displayed by traditional and recent developments in the
city. These principles are by no means unfamiliar to people who live, work,
and invest in Papillion. Applied to new opportunities, they can ensure that
Papillion’s high community health achievement continues, producing a
future (and larger) city that remains environmentally and economically
sound, maintains a high quality of civic life, and provides a rewarding and
delightful place for its citizens. The following principles are expressed in the
land use and development framework proposed later in this plan.
1. Invest in Urban Services Efficiently
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On a large scale, the city’s population growth and land development needs
can be accommodated within its existing urban services area. The urban
services area encompasses land within the Papillion jurisdiction north of
the drainage divide between the Papillion Creek and Platte River
watersheds. Land north of the drainage divide can largely be served by
existing or incremental expansions of wastewater treatment facilities. It is
likely that urban infrastructure south of the divide will be necessary to
accommodate very long-term growth and demand in the metropolitan area.
These service extensions will require regional action as build-out within the
Papio watershed progresses, expected long after the 20-year horizon of
this plan.
Within the Papio watershed, investments in streets, infrastructure, and
public services should be made to maximize efficiency and benefits. New
growth should generally be contiguous to existing development or take
advantage of under-utilized “infill” areas to maintain a unified and
economically efficient city. This overall practice of incremental, contiguous
expansion and infill avoids stretching city services out over wide areas,
which increases the cost of services and vehicles miles traveled to major
destinations.
For the most part, Papillion’s growth policy has followed this principle
closely. Almost all residential development that has fallen under the city’s
jurisdiction has occurred in the Papillion Creek watershed, although the
county has previously approved a limited amount of estate development
south of the divide along section line roads. Non-contiguous development
has occurred where normal patterns are interrupted by flood plains or when
unusual opportunities, such as Werner Park, have presented themselves.
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2. Preserve Open Space and Vital Natural Areas and Manage Impact
Preservation of natural drainageways and their utilization as greenways
trail corridors and recreational resources has been a consistent policy for
Papillion. The history of frequent flooding on the Papio Creek system has
sensitized the city to stormwater management and the benefits of multipurpose open space use of these resources. Techniques that minimize
impact help the built and natural environments coexist to mutual
advantage. And preserving and capitalizing on the unique potential of open
spaces and environmental resources helps the city preserve its character,
giving it room to breathe, keeping its neighborhoods and assets connected
to one another, and enriching the civic life of its citizens.
3. Keep All Parts of the City Connected
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Within the metropolitan area, street connectivity is often limited to section
line arterials, and historically neighborhood linkage has occurred more by
accident than design. As a result, newer residential development often
occurs in isolated pods, with limited street, greenway, or trail connections to
other areas. Within the constraints of cost, geography, and unavoidable
barriers, Papillion has maintained a good secondary street system that
links neighborhoods together, and has provided residential areas with good
local street continuity while avoiding unwanted through traffic. Further, its
growing network of regional trails and local paths has provided another
level of connectedness for active transportation modes. In several
instances, most notably the trail tunnel under Highway 370 connecting
Santa Fe Circle and the 96th Street Trail to Walnut Lake and the 96th and
Lincoln Road intersection, the city has made considerable efforts to provide
a safe separation between motor vehicles and non-motorized trail users.
The principle of connectedness through greenways and lower-order streets
should continue to be applied to new development in the city and
opportunities to cross existing barriers should continue to be investigated.
4. Create Transportation Options
Many cities around the country, including Papillion, realize the need to
provide alternatives in their transportation systems. Facilities that
accommodate active transportation, typically walking and bicycling, provide
greater travel choices and mobility for people of all ages, increase the
efficiency of street systems, and help people incorporate pleasant and
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healthy physical activity into the utilitarian dimensions of life. Trails and
pathways have become an accepted and popular part of the Papillion
landscape, as evidenced by many of the projects described earlier in this
chapter, and contribute to the city’s community health. Increasingly, though,
Papillion and other cities in the metropolitan area are studying ways to
“complete” streets by including pedestrian and bicycle transportation as
design features of transportation corridors. Schram Road and 96th Street
both include multi-use sidepaths designed to minimize driveway and
intersection conflicts, and the Lincoln Road extension project will include
bicycle lanes. Expanding a network of connected, multi-modal streets will
advance the goal of a connected city and provide safe access to schools
and other important community destinations.
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5. Encourage “Human-Scaled” Design in Major
Activity Centers
Many long-term trends in contemporary American
development use up a great deal of land. The amount of
space needed to move, park, and service cars; the
preference of many people for large lots; the prevalence of
mass retailers in big box stores; the separation of different
land uses; and the overall size of sites for schools,
industries, and other facilities all tend to spread urban
development over larger areas. Yet we also thrive on the
human scale of more intimate environments. During the
Charrette process more Papillion residents value the scale
and quality of Downtown, and want to see the traditional
town center continue to grow. Shadow Lake Towne
Center, while a regional shopping center, also maintains
human scale and detail in both its nucleus and even in its
“big box” perimeter. And Werner Park’s carefully designed
intimacy and scale make it a wonderful place to spend a
summer evening watching baseball. Physicist and urban theorist Geoffrey
West describes a goal of good city planning to be “maximizing interaction
and minimizing distress.”
City environments should provide choice – places that offer both
manageable scale and greater space. Even when densities are low,
careful design and planning can create environments that are both efficient
and a pleasure to experience. Our landscape can accommodate cars and
large-format retail without being dominated by parking lots, traffic noise,
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and separated buildings that do not relate to each other. Well-planned,
large-scale commercial and industrial developments are important to future
economic growth, but can have detail and scale that learn from the quality
of traditional town-building.
6. Integrate Land Uses

D

The traditional railroad and rural town of Papillion placed residential,
commercial, public, and even light industrial uses close to each other, with
the town center almost directly in the center of the original section. This did
not always lead to happy consequences, though, and urban reformers in
the late nineteenth and early twentieth centuries sought to separate some
uses in big cities out of an interest in public health and safety. Thus, the
nation’s first zoning ordinance, enacted in New York City in 1916, grew out
of a need to separate living places from major industries to protect
residents from fire and disease.
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Later, the reasons for single-use development have changed, but the
overall practice continues to prevail. Residents want their homes to be
insulated from the size, scale, traffic, and operating characteristics of
neighboring large commercial areas. Homeowners become concerned
about the value of their property if other, higher-density housing types
develop nearby. These and other potential concerns tend to produce
residential, commercial, and employment areas in homogeneous pods that
are buffered from each other.
Observing the success of active urban districts around the country, current
urban design thinking has called for contemporary interpretations of the
traditional pattern of mixing uses in new development. In the
Omaha/Council Bluffs metropolitan area, traditional centers like Downtown
Omaha, Downtown Council Bluffs, and the Dundee and Benson business
districts, and recent projects such as Aksarben Village and Midtown
Crossing display the value and efficiency of mixed uses. Combining
compatible yet different uses in a modern setting creates interesting and
efficient places, encourages people to walk from home to destinations,
increases variety, reduces unnecessary energy use, increases social
contact, and provides greater flexibility for builders and developers.
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Twenty-five percent of Americans
want a home on a large lot, often
the leading choice for people
raising families, yet that type of
housing accounts for
43% of the supply. Meanwhile,
37% of Americans want to live on
small lots, but that type of housing
accounts for only 29% of supply.
Another 38% want to live in
attached housing, but that
accounts for only 28% of supply.
On Common Ground; National
Association of Realtors, Summer 2012
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Yet, a 2012 survey by the National Association of
Homebuilders suggests that mixed use development is
not for everyone. About 56% of those survey said they
would not live in high-density housing and 44% would
avoid mixed settings. In communities like Papillion,
where land use patterns tend toward single-use districts,
we may think instead of “integrating” rather than “mixing”
land uses. Land use integration may be vertical or
horizontal. Vertical integration mixes land uses close to
each other, and sometimes on different levels of
individual buildings, as at Aksarben Village. Horizontal
integration maintains individual uses, but relates and
connects them rather than isolating them from each
other. This, the Shadow Lake and Market Pointe
examples in Papillion display horizontal integration with
local streets and paths that provide internal links between
commercial centers and surrounding neighborhoods.
Both provide valid models for maintaining community
health in Papillion.
7. Create Housing Opportunities and Choices

Healthy communities provide good living environments for
people of all ages, and benefit by accommodating citizens
at all stages of life. New city development should provide a
range of housing opportunities, giving young households
the opportunity to establish themselves, grow their families,
and stay in their hometown as they age. Papillion has always attracted a
range of families with its single-family neighborhoods and family-oriented
assets. But new demands are emerging for multi-family development,
innovative small lot single-family houses, and attached urban housing,
caused by demographic changes, financial factors, and market
preferences. The standard single-family detached home appeals most
strongly to people in their child- rearing years, from ages 31 to 45.
However, this generation is now outnumbered by older “baby boomers” and
younger “Millennials,” who often seek other housing environments. Like a
healthy landscape, a healthy community should not be a monoculture.
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8. Provide Public Space at the Heart of Neighborhoods
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Parks, recreational programming, and community space and activities are
key assets of Papillion and fundamental to community
health in both the literal and figurative senses. The Halleck
and City Park combination along the West Papillion Creek
and Walnut Lake are centrally located to current and future
development areas and provide facilities for recreational
and civic programs unparalleled in the metropolitan area.
These great public spaces will be complemented by the
new Dam Site 5 when that facility on the city’s northwest
edge is completed. The city’s neighborhoods are also
served by a system of smaller neighborhood parks that
serve local area needs and are typically located in the
center of their residential service areas.
The 2002 comprehensive plan recognized the centrality of
parks to community life by exploring the neighborhood unit
concept. A substantial neighborhood common would be
located at the heart of each approximately one square mile
unit of development, connected by streets and paths to surrounding
residential areas and activity centers. While the concept was largely
diagrammatic, the idea of central neighborhood open space, connected to
local and regional path systems, has important precedents in Papillion and
should continue as a central organizing principle. These spaces should
relate to the jurisdiction’s natural greenway and drainage patterns.
9. Achieves Community and Stakeholder Collaboration in
Development Decisions

Papillion is recognized as a great place to live, work, and play, and has
successfully built on this reputation, even during the ten years since the
adoption of its previous comprehensive plan. New retail, residential, and
business development have brought the energy of new residents and
stakeholders. Growing cities in metropolitan areas with a network of longtime residents struggles to adjust to new leadership and stakeholders.
Weathering the turbulence requires transparency in making decisions,
sound management, and a high degree of partnership and collaboration, all
of which the city has displayed. Continued partnerships with the business
community, neighborhoods, adjoining communities, developers, nonprofit
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organizations, and the city will support and accelerate implementation of
the Papillion Plan.
DEVELOPMENT AND LAND USE FRAMEWORK
The Development and Land Use Framework for the Papillion Plan is based
on the Community Health Principles discussed above, market projections,
existing priorities, and the policy statements identified in Chapters ___ .
The Framework Plan recognizes that the Papillion of today is a hybrid of
three environments: a traditional town in a square mile with the intersection
of Washington and Lincoln at its geographic center; a mature and largely
built-up suburban city generally east of 96th Street between Giles Road and
the Papio/Platte drainage divide; and a large and increasingly popular
major growth area between 96th and the western edge of the planning
jurisdiction at 132nd Street.
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The plan also recognizes significant changes in land use and development
since the 2002 comprehensive plan. These include:
• The build-out and high popularity of the Shadow Lake development
area, including Shadow Lake Towne Center and the adjacent
residential neighborhood.
• Emergence of Papillion as Sarpy County’s leading retail center,
including major commercial growth along the 72nd Street corridor and
HWY 370.
• Development of Werner Park, and approval of multiple commercial
and residential developments for the area.
• Development of Prairie Queen Recreation area and 2 new NRD
reservoirs along Lincoln Road (west of 96th Street).
• Highway 370 continuing to be a major cross-county trafficway.
• Expansive growth of data centers along Hwy 50 south of Hwy 370.
• Explosive growth of large industrial warehouse complexes generally
between Hwy 50 and I-80.
The following discussion summarizes the uses and development policies
anticipated by the Development and Land Use Framework Plan. The
general character of these uses is summarized below, while land use
policies are described in Chapter 7.
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Residential Uses
Residential development will continue to account for the majority of
Papillion’s developed land area. The Land Use Framework identifies six
residential contexts: estate, low-density urban, medium-density, highdensity, mixed-density, and mixed-use residential.
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Estate Residential
This use includes single-family detached development on very large lots,
with densities below one unit per acre. In many cases, these areas were
developed under Sarpy County jurisdiction prior to annexations that
extended Papillion’s extra-territorial jurisdiction (ETJ) over them. Typically,
estate residential uses are not served by urban infrastructure, and utilize
self-contained wastewater systems. Very low-density development on
septics or other self-contained systems should not be permitted in the city’s
urban services area in the Papio watershed. In the Papillion ETJ within the
Platte watershed, estate residential on self-contained wastewater systems
should be discouraged within drainage corridors identified for future urban
service in the Sarpy County comprehensive plan. If permitted, it should be
part of an overall plan that permits eventual conversion to urban services
and provides for transitions to future urban-density development.
Low-Density Residential
This use includes single-family detached development with urban services,
generally with gross densities between about one and four units per acre.
This use is the staple of Papillion’s housing supply and is likely to remain
so in the future. Low-density residential will typically be built within
subdivisions, with a unified street pattern consistent with the transportation
framework proposed by this plan. It may also include infill development on
available lots within otherwise built-up neighborhoods. Depending on
context and neighborhood design, higher-density housing forms may be
integrated into single-family detached neighborhoods.
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Medium-Density Residential
This use includes a variety of configurations, including
single-family detached development on small lots, and
single-family attached forms such as duplexes, townhomes,
and villas, where units share one or more common walls.
All medium-density settings are served by urban
infrastructure. Typical gross densities range from four to
twelve units per acres, but depending on design could
stretch those ranges. In the land use framework plan,
medium density residential occurs along green or complete streets with
special design characteristics (such as Schram and Lincoln Roads), near or
adjacent to major open space assets, around neighborhood commercial
centers, on infill sites, and as a transitional use between low-density
residential and higher intensity uses.
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High-Density Residential
This use typically includes multi-family developments, with multiple units
within individual buildings. High-density residential takes the form of
condominiums within single buildings, individual apartment buildings, multibuilding apartment developments, and multi-unit buildings designed for
senior living. Typical gross density exceeds ten units per acre. High-density
residential is located around major activity centers or major open spaces,
along arterials or other primary streets, or in places of high access and
available services.
Mixed-Density Residential
This category provides neighborhoods or streets that
mix diverse housing types, ideally according to a
unified plan. Gross density varies according to the
character of the neighborhood, and the designation
implies a high degree of design variety and flexibility.
Mixed-density is proposed along neighborhood
parkways and collectors, along arterial and multi-modal
streets, and around neighborhood or regional commercial and activity
centers. These projects may include limited commercial and office uses
that enhance convenience or neighborhood quality. Generally, within mixed
density residential areas, at least one-half of land area should be in
medium and high-density residential configurations. These areas are
proposed along significant arterials or around high intensity commercial
and employment areas and provide for a combination of office,
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retail/commercial, and residential use. Typically, housing occurs in
medium- or high-density building configurations and takes up at least half
of the land area of an overall development cluster.
Commercial Uses
Commercial uses encompass a range of non-residential developments,
many of which provide retail and consumer services to Papillion and the
surrounding market area. In the Land Use Framework Plan, these uses
include neighborhood commercial, community commercial, regional
commercial, mixed use commercial, downtown, and mixed use office.
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Neighborhood Commercial
Neighborhood commercial areas provide goods and services to an
immediate service area, typically with a radius of about one mile. Lowimpact office uses may also locate within these areas. Buildings and
parking lots are small in scale, with design features that are compatible with
and directly accessible to neighboring residential areas. These areas are
proposed at intersections of arterial and through collector streets, such as
half section-line corridors, and are also strongly related to medium and
high-density residential development.
Commercial:
Commercial encompasses largely single-use areas that provide goods and
services to larger local service areas, and often include supermarkets and
large format retailers. Buildings and parking lots in these areas are
significantly larger than those in neighborhood commercial areas, requiring
mitigation of environmental, visual, and operating effects on lower-intensity
surroundings. Regional commercial uses includes unique commercial
centers such as Shadow Lake Towne Center and Market Pointe that are
oriented to both citywide and regional markets, and attract customers from
other parts of the metropolitan area. Commercial areas are located at
intersections of section-line arterials, while regional facilities occur at the
crossroads of regional trafficways, notably along the Highway 370 corridor.
Mixed Use-Commercial
Mixed use-commercial includes the relatively intensive commercial uses
permitted in major commercial areas, but also proposes integration of other
uses such as high-density residential and office development. Mixed usecommercial anticipates the horizontal integration of different intensive uses
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as proposed by the Land Use and Urban Form, potentially providing
settings that enable people to live, work, shop, and even use public and
private recreational resources in the same area. While the dominant
character of these areas is likely to be commercial, the actual land use mix
will be determined over time by market demand. In the Framework
Chapter, mixed use commercial is favored over single-use major
commercial in newly developing areas to provide greater sensitivity of the
land use plan to economic forces. These areas are located along major
development corridors and at sites of particular strategic importance, such
as the Schewe Farm development area.
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Downtown Papillion
This special category includes the center of the traditional town, divided by
the West Papillion Creek and oriented to the 1st and Washington and
Lincoln Road and Washington intersections. It reflects Downtown’s
complex mix of main street and auto-oriented commercial, offices, civic,
residential, and light industrial uses. This plan envisions Downtown
Papillion as a finely-scaled community and enterprise center with a
countywide constituency. As such, it would provide Papillion and Sarpy
County with a unique environment that has the signature qualities of other
urban districts in the metropolitan area. Chapter 10 presents a detailed plan
to guide the future evolution of Downtown Papillion.
Mixed Use-Office
This use category is intended for development areas that are primarily
oriented to offices, including multi-story medical, professional, and
corporate offices that provide significant employment and may generate
substantial peak-hour traffic. However, as with other mixed use areas, the
areas both permit and encourage integration of other, non-office uses,
including retailing and medium and high-density residential uses. This
integration of uses can reduce traffic loads and distances by putting
different uses relatively near one another and providing alternatives to longdistance commuting. Because of its relative intensity, mixed use-office
areas are located along the primary Highway 370 corridor. Depending on
market forces and demand, they may be interchangeable with mixed usecommercial designations.
Business and Industrial Uses
Business and industrial uses encompass a variety of developments that
include research; design; data processing; product fabrication and
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assembly, storage, and distribution; transportation; and supporting offices
and administration. Traditionally, industrial uses have been aggregated in
ascending order of environmental and operating effects – light, general,
and heavy industry. Papillion does not now and will not have a
concentration of high impact, heavy industries, which require a significant
degree of physical isolation to control negative impacts. The Land Use
Framework Plan includes two types of business and industrial settings:
business parks and mixed-use industrial.
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Business Park
Business parks provide for a combination of uses that may include major
office development, research, data processing, and industrial uses with
well-controlled environmental and operational impacts. These
developments employ substantial design and development guidelines to
ensure visual quality and limitation of external impact. Buildings are
typically low-rise, horizontally configured facilities. Sites in Papillion include
the existing, city-developed Papillion Business Park west of 72nd Street
between 1st and 6th Streets, and the northwest part of the city jurisdiction
from 108th to 120th Street north of Cornhusker, including the new Fidelity
Investments data processing center. Business parks may include limited
commercial services, primarily for the convenience of employees.
Mixed Use-Industrial
These include a variety of existing industrial locations around the city, many
of which are relatively small and mix commercial, service, and local
industrial and crafts uses. Examples are Jackson Street north of
Downtown, the Portal Road corridor, and the new developments west of
Hwy 50 north and south of Hwy 370.
Civic Uses
Parks and Open Space
A connected network of parks and open spaces, largely defined by
drainage patterns, is a fundamental element of the Framework Plan.
These open spaces fall into two major categories: active parks and open
space and greenways.
Active parks are owned and operated by public agencies, typically the City
of Papillion or the Papio-Missouri River natural Resources District, and
provide a variety of recreation facilities and uses. The Papillion Parks Plan,
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adopted in 2011, presents a comprehensive program for park investment,
including rehabilitation of existing facilities and development of new parks
to serve community growth.
Open Space and Greenways include linear corridors that generally follow
water courses or utilities, although they may also be incorporated into the
specific design of development areas. While preserved as open space for
drainage and environmental purposes, they may be in public, nonprofit, or
private ownership, depending on their specific roles. Public greenways will
include major paths and trails and may also include neighborhood parks
and other incidental recreation facilities. Nonprofit or privately held
greenways typically serve internal stormwater management or open space
needs, and may include paths or trails. These paths may be open to the
public as easements.

D

Civic Areas
Civic areas are occupied by public or nonprofit institutions or service
providers.
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Civic/Institutional encompass government facilities, utilities, nonprofit
service providers, campuses, or nonprofit institutions and schools which
includes public and private educational facilities at all levels. In the
Framework Chapter, public facilities reflect existing facilities and
operational bases. The plan also displays existing school campuses, and
provides approximate but not literal locations for new schools to serve
growth areas. School sites can benefit from co-location with neighborhood
parks and trail corridors by encouraging partnerships on site acquisition
and development, creating active neighborhood centers, and encouraging
students to travel to school on foot or by bicycle.
FUTURE GROWTH AREA FRAMWORK PLAN
Overview
As part of the Comprehensive Plan update, the City of Papillion desired a
master planning effort focused on designated future growth areas within the
city’s boundaries. These growth areas are primarily concentrated along
and/or south of the prominent east-west ridgeline bisecting the city. The
growth areas represent the expected locations of early-phase development
that would follow the future construction of the southern Sarpy County
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regional wastewater treatment facility (WWTF). These growth zones
combined to form the Planning Area studied in this effort.
Design Charrette
The City of Papillion engaged with a consultant team (Team) to develop a
regional planning concept for the growth areas. The Team led an iterative,
multidisciplinary planning process to achieve this end. The centerpiece of
the process was a 3-day Design Charrette during which the Team
discussed strategy with City officials and presented concepts at public pinup sessions for general feedback. Throughout the three days, an approach
for future land use planning was created that leveraged the city’s physical
and mobility-related assets to explore the community’s true growth
potential.
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The following is a brief summary of the Design Charrette process.
Highlighted is the overall vision behind the land use strategy as well as the
design framework that informed the final Future Land Use Map of the
Planning Area.
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Day One
Day One of the Design Charrette began with the Team meeting with City
staff to determine the extents of the Planning Area, shaped primarily by
Papillion’s jurisdictional limits, as well as to identify any current proposed
developments or initiatives that might affect the master planning area.
Following the meeting, the Team began developing an overall diagram that
identified major framework elements that could be applied throughout the
Planning Area to tie proposed developments together as well as into the
existing structure of the community. Among these were (1) the ridgeline
that bisects Sarpy County east-to-west and runs through the center of the
Planning Area, (2) existing creeks/streams/swales, and (3) the planned
arterial network, all of which could influence future mobility throughout the
region. Key nodes for future mixed-use development were also illustrated
on the overall diagram. These areas would be comprised primarily of dense
residential development that will bring in the population that would then
warrant the addition of neighborhood-level retail and service uses within the
nodes. Two larger nodes were proposed to occur along the realigned
Platteview Road corridor at 72nd and 168th Streets, while the Capehart
Road corridor was selected to have the capacity for a series of smaller
mixed-use developments.
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The Team presented the overall concept diagram and planning intent to the
public at an evening pin-up presentation. Following the presentation,
members of the public as well as City staff were allowed to comment on
elements of the concept that they liked and those they did not.
Day Two
Day Two saw the Team incorporate comments from the previous evening’s
presentation into revisions to the overall framework diagram. In the revised
concept, the individual Framework Layers were better identified and
illustrated on the map. The following were the individual layers selected
and diagrammed within the Planning Area:
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• Existing/proposed arterial road network
• Proposed boulevard to follow the existing county-wide ridgeline
• Greenway system that preserves and enhances natural stream
corridors
• Parkway and trail networks that follow the preserved greenways
• Regional parks located at key intersections of mobility and greenway
systems
• Mixed-use nodes for development located along major mobility/transit
corridors
The Team also provided a hierarchy to the proposed mixed-use node sites.
Five neighborhood centers (+/- 20 acres each) were proposed to occur
along Capehart Road east of Highway 50. The two larger town center
developments along Platteview Road would comprise roughly 80-100 acres
each. The Team also came up with a concept that proposed dual
roundabouts on the north and south sides of I-80 at the intersections of
168th Street and Schram Road. This plan would simplify movement
through the complicated intersection, utilize the existing bridge over I-80 for
the phased constructed process, and better tie the larger mobility network
of Papillion to areas to the west.
The Team presented these Framework Layers and specific concept plans
during a public presentation that evening. Again, attendees were allowed to
comment to help inform the refinements to be made the following day.
Day Three
The third and final day of the Charrette saw the Team make small
refinements to the overall framework diagram while also producing several
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other graphics to better illustrate some of the detailed areas of the
proposed master plan. Among these were rendered plan views and
sections of the ridgeline boulevard, a typical parkway, and Capehart Road
as the Planning Area’s major development and transit corridor. Also, the
Team developed a conceptual plan enlargement of a mixed-use node
development to better show the types, scale, and arrangement of uses at
these focal centers. The day ended with a final public presentation that
recapped the three-day effort while outlining the next steps for the process.
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Refinement
Following the Design Charrette, the Team advanced the regional concept,
refining the individual Framework Layers. The maps and images developed
during the Charrette were digitized into working base files that utilized
existing GIS-based data. The base files allowed the Team to explore
specific areas throughout the Planning Area, adjusting the boundaries and
relationships among individual map layers according to existing site
conditions. This process permitted the overall composition of Framework
Layers to be more representative of existing site and growth patterns within
the Planning Area.
Framework Layer Overlay Maps

Refinement led to the creation of a final set of Framework Layer Overlay
Maps to detail both the Planning Concept as well as the design process
used to create it. The individual Framework Layers are described as
follows:
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Existing Conditions / Planning Area Defined
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Figure 2.1 – Planning Area

The Planning Area is comprised of the future growth zones associated with
the early-phase developments to follow the construction of the southern
Sarpy County WWTF. To the north, the Planning Area is defined by project
sites currently under development or construction, most notably around the
Highway 370-Highway 50 interchange. The prominent east-west ridgeline
also serves as a boundary along this north edge where the Planning Area
abuts developed portions of Papillion. The ridgeline is the major physical
feature for the City. It has not only visually, but functionally defined the
development pattern and growth for the City up to this point, with access to
municipal utilities and services limited south of the ridgeline. This, however,
is set to change with the future WWTF project.
The city limits of Bellevue define the east edge of the growth areas. To the
south, the Planning Area stretches to the Platte River on its eastern side,
while to the west it abuts the extraterritorial jurisdiction (ETJ) of the city of
Springfield. To the west, Gretna’s ETJ and Interstate 80 encompass the
areas of growth for Papillion.
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Major Arterial Network
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Figure 2.2 – Major Arterial Network

Much of the more recent developments around Papillion have followed the
major arterial road network typical for the region. These arterials, spaced at
mile-long intervals, are the primary vehicular corridors on which residents
travel through the city. The Planning Concept recommends that this baselevel mobility pattern be extended through the Planning Area. This will
ensure interconnectedness with existing infrastructure as well as alignment
to current development patterns. However, one of the primary goals for the
Concept is to propose a network of secondary, urban streets that not only
help alleviate vehicular demand on the arterials, but provide more
aesthetically-pleasing routes suitable for local travel through the community
along with facilities for cyclists and pedestrians.
The following are elements of the proposed arterial road extension that
warrant additional descriptions:
• Civic Streets – The City of Papillion has begun the designation of
certain segments of existing and planned streets as civic corridors.
These street segments connect major public areas and amenities
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throughout the community and are designed with an enhanced
streetscape. The section of Lincoln Road heading west from 84th
Street, running by Papillion Landing and the Prairie Queen Recreation
Area, is a prime example. For the Planning Area, Schram Road will be
designated as a civic street corridor, serving as a key link between
established neighborhoods north of the ridgeline and the future
development areas to the south.
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• I-80 Overpass at 168th Street and Schram Road – Currently there
is a two-lane bridge overpass of Interstate 80 at the intersection of
Schram Road and 168th Street. To accommodate increased demand
from the future development, a reconstruction of this bridge to a
widened section or the construction of a second bridge to pair with the
existing structure will be required. On either side of the new overpass
or bridge pair, roundabouts will allow for ease of circulation for
vehicles travelling between Schram and 168th and the new street
segments associated with the future development sites nearby.

Figure 2.3 – Major Arterial Section

The new arterial extensions will be designed with more emphasis given to
aesthetics and the character of the corridor than is provided to the typical
arterial around the region. The arterials will be tree-lined with wide parkway
strips and a shared-use path provided on one side. The provision of four
drive lanes (two in each direction) is typical of other arterials. Where
possible (typically mid-block where there is no need for a center turn lane),
a landscaped median will offer additional aesthetic benefit to the corridor.
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As part of the existing arterial network, Platteview Road serves as an
important conduit through southern Sarpy County. A recent study was
conducted to explore the options and impacts of reconstructing Platteview
Road as an expressway to provide a more direct connection between
Interstates 80 and 29 that skirts the southern edge of the metropolitan area.
Commuters, both local and those travelling through the region, looking to
avoid congestions along the current routes of both interstates through
Omaha and Council Bluffs could instead travel along the transformed
Platteview Road corridor.

D

Besides its widening and re-engineering to accommodate the higher
vehicle speeds, the study recommended realignment of a portion of the
corridor south around Springfield before turning northward and terminating
at an interchange with I-80. The exact location of the interchange is yet to
be determined. For purposes of this effort, a general location between
180th and 192nd Streets was given. The realigned Platteview Road will
necessitate associated re-routing of the north-south arterials to create
standard geometrics at the intersections.
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Ridgeline Boulevard
Primary amongst the solutions to lessen vehicular demand on the arterial
network is the proposal for a major east-west boulevard that would roughly
follow the existing ridgeline. The boulevard will provide a continuous route,
designed for slower vehicle speeds and with a character more residential in
nature, through the future growth areas. It will serve as a type of collector
road, accommodating local commuters moving into and out of residential
neighborhoods and between future development nodes (described in a
later framework layer). Alignment will be important, as the ridgeline
boulevard will intersect with arterials on the ½-mile or ¼-mile intervals to
allow for a traffic signal to control movement.
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Figure 2.4 – Location of Ridgeline Boulevard

The aesthetic of the boulevard will be much different from the typical
arterial street. Wide parkway strips, allowing for ample street tree plantings,
will be provided on both sides of the street. This widened landscape will
benefit the homes fronting onto the boulevard, giving residents an attractive
street front to face. A shared-use path will run along one side of the
boulevard, creating an important route for the city and regional trail
systems.
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Figure 2.5 – Section of Ridgeline Boulevard
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Two drive lanes (one lane per direction) and on-street parking stalls will
comprise the mid-block section, with the parking ending short of the
intersections with arterials and transitioning to a left-turn lane provision.
Much like the other civic streets through Papillion, the ridgeline boulevard
will maintain a specific streetscape character, with decorative light
poles/fixtures, unique signage and wayfinding features, generous
landscaping, specialty paving (where appropriate), and public art
installations provided throughout.
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Greenways & Parkways

ft
ra

D
Figure 2.6 – Greenways and Parkways

The Planning Concept proposes parkways that will branch out from the
ridgeline boulevard into the surrounding residential growth areas. The
parkways will follow existing creeks, streams, and swales running through
the Planning Area, with the drainageways themselves preserved. The
parkways will run along one side of the adjacent drainageway, allowing for
development to front not only onto an urban street, but also a publiclyaccessible greenway. These greenways will include shared-use paths and
large swaths of re-vegetated native landscaping. The linear green spaces
will connect the future growth areas with existing public amenity sites north
of the ridgeline, unifying city-wide development via an expansive public
open space system that leverages the region’s undulating topography as
an asset.
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Figure 2.7 – Section of Parkway adjacent to Greenway
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Parks, Open Space, and Trails
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Figure 2.8 – Diagram showing location of Parks, Open Spaces, and Trails

At key locations along the greenways, at confluences of existing
streams/creeks or near important arterial intersections, large regional parks
or open spaces are proposed. These amenity areas, major activity
destinations spread throughout the Planning Area, will be draws for visitors
coming from throughout the metropolitan area. This attraction will be similar
to the impact of the lakes and recreation areas found north of the ridgeline
in Papillion. The parks could be utilized for either active or passive
recreation, or both, within their bounds, with nature trails, water bodies or
features, athletic fields, and performance spaces among the possible
amenities. The regional parks and open spaces will also be utilized as
points of access and trailheads for the region’s trail system. All of the
shared-use paths proposed along the arterials and ridgeline boulevard,
along with those within the greenways, will enhance the existing system
exponentially and help to draw users to the regional open spaces.
Of particular note within the parks plan is the proposed transformation of
the existing Sarpy County Landfill site into a regional open space upon its
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retirement from active use. Similar projects have been undertaken around
the country, with a nearby example being the re-use of the “Mt. Trashmore”
landfill facility in Cedar Rapids, Iowa, into a park space with mountain bike
trails and a scenic overlook.
Development Nodes
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Figure 2.9 – Diagram showing location of Development Nodes

In recognition of the expected population growth, relative to the overall size
of the Planning Area, it becomes evident that future development should be
concentrated at key nodes. These locations will be the sites of denser
development, most likely comprised of mixed-use centers and a mix of
housing options. The nodes will be located at prominent arterial
intersections, allowing for efficient access to both local and regional
commuters. Adjacency to the planned regional parks and linkages to the
proposed greenway system will also be important factors to the success of
the development nodes. The goal will be for the development nodes to be
laid out in a manner to provide easy connections into the surrounding
residential neighborhoods. These mixed-use centers would then be
engrained into their contexts, alleviating concerns that the retail areas
create disjointed mobility patterns and detract from the local residential
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aesthetic. These nodes will become neighborhood activity and amenity
centers that benefit nearby residents.
Differences in the surrounding contexts and mobility patterns of the
individual sites will necessitate a range in the types of nodes developed.
Along Capehart Road, which runs through the center of the Planning Area,
five Neighborhood Centers (each approximately 20 acres in size) are
proposed at key arterial intersections. These smaller mixed-use
developments will service adjacent residential areas, lie along or near the
ridgeline boulevard, and be accessed via the greenway network. Two
Village Centers (+/- 100 acres each) are proposed at the intersections of
Platteview Road with 72nd and 168th Streets. These locations were
selected based on a broad-scale transit analysis and will accommodate
both local residents in adjacent neighborhoods and regional commuters.
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Regional transit potential also informed the location of a Town Center (+/80 acres) at the intersection of 168th Street and Capehart Road. This node
would provide Papillion with a development similar in scale and function to
its downtown, but located within its yet-to-be-established western region.
The development site will be easily accessed via major arterials, the
ridgeline boulevard, the greenway system, and transit lines (described in
the next framework layer). A large regional open space will provide the
public with a central gathering place within the mixed-use center.
Just to the west of the Town Center, around the planned interchange of I80 and Platteview Road, will be a Corporate Center roughly 200 acres in
size. This node will be primarily comprised of office and commercial uses
typical of a highway-oriented development. Commercial business that
accommodate a day-time workforce and interstate commuters are
expected here. South of the Corporate Center, industrial land uses would
be concentrated along Platteview Road, maintaining easy access to the
expressway linking I-80 and I-29.
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Typical Node Design

ft
ra

D
Figure 2.10 – Diagram showing a prototypical Development Node

As the rendering above illustrates, the typical development node will be
oriented around a public space, in this case a neighborhood park. Mixeduse buildings, with ground-level retail uses and residential units on floors
above, will front onto the green space. The development nodes will be
urban in nature, with surface parking lots located to the rear of buildings
where possible. Secondary amenity spaces, like shared space streets and
pocket parks, will draw residents and help to transition development down
from the mixed-use centers into the residential neighborhood. The density
in residential typologies will also change from more dense to less dense as
one moves out away from the central space. Various connections between
adjacent arterials and residential areas will be provided through the nodes
via local, urban-type streets with enhanced streetscapes and landscaping.
The development nodes will also lie in close proximity to the ridgeline
boulevard, which will provide another conduit to access the various uses.
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Transit – Ready Corridors
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Figure 2.11 – Diagram showing Transit-Ready Corridors

Both 72nd and 168th Streets have been identified in recent regional studies
as important future transit corridors. Bus service along these routes will link
the various jurisdictions in Sarpy County, including Papillion, and outlying
residential areas to the civic and activity centers in Omaha. The corridors
will terminate at the Village Centers on Platteview Road. Looking at the
proposed development pattern, Capehart Road is ideally aligned to connect
these two regional routes through the Planning Area. Transit service along
this spine will help draw investment and users to the various development
nodes located throughout the corridor. Extension of this service to
neighboring jurisdictions, to provide maximum benefit to the region,
appears achievable given Capehart’s central location through the future
growth zones as well as the large number of access points to the Concept’s
mobility networks.
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Figure 2.12 – Section of a Transit-Ready Corridor

Future Land Use
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Each of the preceding Framework Layers, when compiled together and
studied in relation to each other, shaped the Future Land Use Map of the
Planning Area. The underlying mobility systems – the extensions of the
base arterial network, the creation of the focal ridgeline boulevard corridor,
and the complementary parkways that meander with the terrain of the
region – create a multi-dimensional structure from which the area’s
development pattern will arise. This pattern, with high-density development
concentrated at key nodes, acknowledges the growth potential for the area.
The greenways and parks tie the development nodes together and create a
continuous system of natural open spaces and regional trails that respect
the existing topography and preserve native areas for public use. The
proposed transit routes will tie the nodes together with an enhanced public
transportation system that should draw in visitors and patrons from outside
of Papillion while giving residents another option for moving through their
community.
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Figure 2.13 – Future Land Use Map of Future Growth Areas
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Land Use Policy
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LAND USE POLICY

This chapter details policies for the location and develop of the individual
land uses that together create the built fabric of Papillion. It includes
guidance for private and public decision makers in considering directions
that together will frame the future character of Papillion.
This chapter elaborates on the Land use Framework Plan by considering land uses and overall
development guides in greater detail. It provides guidance for the location and character of individual
uses, design criteria, and review of individual projects by stakeholders.

D

RESIDENTIAL AREAS
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Papillion provides a number of residential settings to its current and prospective residents, ranging from
the grid of the traditional town to different eras of more contemporary suburban development. These
environments can be viewed in four broad contexts:
•

The traditional town, within the original square mile with the intersection of Washington and
Lincoln at its center. Unlike many similar towns, the historic Papillion did not have clear edge
streets, and was divided by the flood-prone West Papillion Creek. The grid of residential streets
were concentrated in the northeast and southwest quadrants of the original square mile.

•

The post-World War II suburban growth areas (1945-1980), with a curvilinear pattern of
connected streets and various lot sizes. This area generally extended between 72nd and 90th
Streets from Giles Road to Highway 370.

•

Contemporary residential development, in many cases including larger lots but retaining a high
degree of street connectivity. These areas have extended Papillion’s developed area east toward
its jurisdictional boundary with Bellevue, west to 96th Street with additional development
around Walnut Lake, and south to Capehart Road.

•

Future growth areas, which will extend the city to I-80 on the west and the Platte River drainage
basins south of the ridgeline on the south.

Despite the different character, street patterns, lot sizes, and neighborhood designs of Papillion’s
residential areas, single-family detached development (which is usually identified as Low Density
Residential) predominates. While this emphasis is likely to continue, evolving demographics and
financial issues are opening new markets and demands, including:
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Older adult living environments. These range from small lot single-family, attached, and multifamily settings for people who wish to downsize but remain completely independent to housing
forms for those who require different levels of assistance. The large “baby boom” population
contingent is likely to create continued demand in these alternative housing types for decades.

•

Urban housing, including higher density configurations, for individuals and small households
attracted by multi-use activity centers. Live/work units, permitting people to live and operate a
business in the same structure, have been popular in some urban districts.

•

Affordable starter homes, for young households who want to become established and grow
with the community. Some cities are beginning to investigate the possibility of expandable
homes, a high quality nucleus that grows as a household’s needs evolve.

•

Market rate townhome and multi-family rental settings, which have experienced new popularity
in the post-Great Recession housing scene.

•

Increased demand for neighborhoods that promote physical activity and good access to
community destinations. The popularity of pathway and trails systems within neighborhoods,
and for trail branches that connect neighborhoods to the regional system are testimony to this
increasing lifestyle choice.

D

•

•
•
•
•
•
•
•
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To respond to these evolving needs and preferences, this plan recommends a balanced neighborhood
approach that:
Conserves the quality and character of existing development of all periods.
Provides a variety of housing choices
While recognizing the location requirements of different housing types, avoids isolating
different configurations within large, homogeneous areas.
Internally connects neighborhoods to convenient nearby services.
Provides convenient, accessible neighborhood parks, typically within walking distance of
most residential areas, and that are safely accessible by families.
Creates a network of streets that provides continuity without attracting unwelcome through
traffic.
Uses geography effectively to promote views, recreation, and access.

Traditional Residential Grid
•

Encourage and where needed help leverage financing for residential rehabilitation and infill new
single-family development or other residential development that reinforces the medium density
character of the neighborhood.

•

Increase local neighborhood identification with neighborhood entrance and interpretive
features that identify the area as the historic village of Papillion.

COMPREHENSIVE PLAN 2020

LAND USE POLICY | 4

•

Discourage land use proposals such as notably piecemeal, auto-oriented commercial
development along Washington Street that could erode the residential character of the
neighborhood.

•

Continue to execute a downtown development program, promoting private investments in
downtown buildings and businesses that increases the value of
surrounding traditional neighborhoods.

•

Reduce the impact of existing and future non-residential uses, including
industrial uses, adjacent to residential areas by improving edge
conditions with landscaping and gradual property improvements.

•

Connect discontinuous streets that now terminate without outlet at the
eastern edge of the neighborhood.

•

Improve connections between neighborhoods and regional park, trail,
and employment assets, including the Papillion Business Park.

D

Post-1950 Suburban

Work with neighborhoods to assemble resources and technical
assistance to encourage maintenance and improvement of the area’s
housing stock. As an example, the Kansas City metropolitan area’s MidAmerican Regional Council published an excellent Idea Book that focuses on the enhancement
of houses built after World War II.

•

Increase local neighborhood identification with neighborhood entrance and interpretive
features that identify the area’s role in the continued development of the city.

•

Work with neighborhood organizations to maintain mature street landscaping and to replace
tree canopy where necessary.

•

Reduce the impact of existing and future commercial uses along the Washington Street/84th
Street corridor by area enhancement and redevelopment. A focus area for improvement is the
area bounded by Cary, Giles, 84th Street, and Edgewood Boulevard.

•

Identify and upgrade continuous neighborhood collectors to complete or green street
standards, elevating them to a role as significant public spaces in the residential areas. Examples
are Beadle Street/Shenandoah Drive and Hogan Drive.
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•

Contemporary Suburban
•

Encourage development of prime remaining sites between existing development and city limits
or jurisdictional boundaries. Key focuses are southeast of 72nd and Highway 370; west of 96th
Street north and south of Lincoln Road; and areas southwest of 96th St and Schram Road. .
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•

Direct medium- and high-density residential adjacent to higher intensity assets or along major
community corridors. Major focuses for higher or mixed density residential include the sector
between Highway 370 and Schram Road east of Shadow Lake Towne Center; areas along the
72nd Street corridor between the West Papio and Capehart Road; the Capehart Road corridor
(Mixed Use Node Areas); and the area around 66th Street between Capehart Road and Hwy 370.

•

Direct medium-density to available sites along secondary collectors and parkways that have
significant multi-modal roles.

•

Encourage planned mixed use development northwest of Washington and Highway 370, with
linkages to surrounding neighborhoods.

Future Growth Areas
Integrate higher-density housing into mixed use developments, adjacent to neighborhood and
major commercial developments, and in strategic locations adjacent to major parks and open
space resources.

•

Direct medium-density to available sites along secondary collectors and green streets/parkways
(examples are Schram Road, Gold Coast Road, Lincoln Road, 114th St and 126th Street) that have
significant community multi-modal roles.

•

Develop mixed density housing along east-west parkway corridors connecting major greenway
through the center of new residential neighborhoods

•

With new development, maintain street continuity on section-line and half-section line
alignments.
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•

Residential Land Use Decision Matrix
•

As housing in Papillion diversifies, demand for new housing types grows, and this plan’s concept
for balanced neighborhoods takes hold, the need for rules for location and design that address
concerns of existing neighbors also increases. Table __, the Residential Land Use Decision
Matrix, presents character and location/design criteria for the various residential categories
presented in the plan. This table is designed to provide guidance to potential developers of
housing and to public sector decision makers in evaluating zoning and permit applications.

Table __. Residential Land Use Decision Matrix
Land Use Category

Use Characteristics

Features and Location Criteria

Estate Residential
(EsR)

- Restrictive land uses, emphasizing housing and
open space.

- Includes areas that have developed to low
densities.
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Table __. Residential Land Use Decision Matrix
Land Use Category

Use Characteristics

Features and Location Criteria

Civic uses may be allowed with special use permits.

- Includes areas north of the watershed divide
where conventional large-lot subdivisions
have been already established.
- Most houses use individual wastewater
systems and are unlikely to experience
extensions to urban services.
- Development regulations should promote
reservation of common open space and
design of projects to take best advantage of
open space resources, using conservation
development techniques.
- Gross densities will generally be less than one
unit per acre.

D

Low Density
Residential (LDR)

- Should be insulated from adverse
environmental effects, including noise, smell,
air pollution, and light pollution.
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- Restrictive land uses, emphasizing single-family
detached development, although innovative
single-family forms may be permitted with
special review.

- Typical zoning will be Residential Estate (RE)

- Civic uses are generally allowed, with special
permission for higher intensity uses.
- Developments will be provided with full
municipal services.

- Should provide a framework of streets and
open spaces.

- Typical densities range from 1 to 6 units per
acre, although individual attached projects
may include densities up to 6 units per acre in
small areas.
- Zoning will likely be R-1 or R-2.

Medium-Density
Residential (MDR)

- Restrictive land uses, emphasizing housing.
- May incorporate a mix of housing types, including
single-family detached, single-family attached,
and townhouse uses.

- Applies to older established neighborhoods of
the city which have diverse housing types,
and in developing areas that incorporate a
mix of development.

- Limited multi-family development may be
permitted with special review and criteria.

- Developments should generally have
articulated scale and maintain identity of
individual units.

- Civic uses are generally allowed, with special
permission for higher intensity uses.

- Tend to locate in clusters, but should include
linkages to other aspects of the community.
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Table __. Residential Land Use Decision Matrix
Land Use Category

Use Characteristics

Features and Location Criteria
- Typical maximum density is 6 to 12 units per
acre, typically in a middle range.
- Innovative design should be encouraged in
new projects.
- Projects at this density may be incorporated
in a limited way into single-family
neighborhoods.
- May be incorporated into mixed use projects
and planned areas.
- Typical zoning will be R-2 or R-3.

- Allows multi-family and compatible civic uses.
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High-Density
Residential (HDR)

- Allows integration of limited office and
convenience commercial within primarily
residential areas.

- Locate at sites with access to major amenities
or activity centers.
- Should be integrated into the fabric of nearby
residential areas, while avoiding adverse
traffic and visual impacts on low-density uses.
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- Traffic should have direct access to collector
or arterial streets to avoid overloading local
streets.
- Requires Planned Unit Development
designation when developed near lower
intensity uses or in mixed use developments.
- Developments should avoid creation of
compounds.
- Attractive landscape standards should be
applied.

- Typical density is in excess of 12 units per acre
supported.
- May be incorporated into mixed use projects
and planned areas.
- Zoning will generally be R-3 or R-4 if not
within in one of the mixed use districts.
Mixed Use 1 – High
Density Residential,
Office and
Commercial (MU1)

- Includes a mix of uses, primarily residential with
smaller scale commercial and office uses.

COMPREHENSIVE PLAN 2020

- Generally located at along major arterials or
collector streets.
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Table __. Residential Land Use Decision Matrix
Land Use Category

Use Characteristics

Features and Location Criteria

- Developments should be encouraged to have a
neighborhood business district characteristics
with commercial uses easily accessed by adjacent
or adjoining commercial uses.

- Recognizes mixed development patterns while
generally excluding high impact uses.

- A variety of scales and housing styles should be
encouraged.

- Developments should respect pedestrian scale
and design patterns and setbacks within the
overall district.
- Good pedestrian and bicycle links should be
provided, including non-motorized access to
surrounding residential areas, larger
commercial centers, and recreation
destinations.
- Typical zoning will be R-4 or LC.

D

COMMERCIAL AREAS PLAN
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Map __ presents the Commercial Areas Plan, identifying major existing and future commercial areas
anticipated for development during the planning horizon of this document. During the last twenty
years, led by such significant projects as Shadow Lake Towne Center, Market Pointe, Settlers Creek and
developments along Hwy 370 west of 96th Street, Papillion has transformed from being a largely
unrealized retail market to becoming the county’s retail leader, owing largely to aggressive local
development policies, demographic strengths, and a central, highly accessible location in the overall
south metropolitan area market. With continued substantial population growth and proposed mixed
use development around regional attractions such as Werner Park, the city will continue to experience
significant consumer commercial growth.
On the other hand, major office development in the Papillion jurisdiction has been much slower, limited
during the last decade to some development in the Papillion Business Park and along the 72nd Street and
Highway 370 corridors. Overbuilding in the metropolitan area, the effect of the post-2008 economic
slowdown, and the popularity of other major office sites such as Aksarben Village have clearly affected
office development activity.

Commercial and Mixed Use – Commercial/Industrial
•

Emphasize mixed- or multiple-use commercial development over large single-use commercial
districts. Major single-purpose commercial development occurs in established locations along
the 72nd and Washington/84th Street corridors, and includes Shadow Lake Towne Center, Market
Pointe, the Washington Street corridor north of 6th Street, and 84th and Highway 370.
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Incorporate major commercial development into mixed use-commercial areas, permitting the
flexibility to develop unified large-scale projects that incorporate office and high-density
housing. Because of the drainage divide limit, these substantial development areas are likely to
concentrate along the 370 corridor, with primary nodes at 114th Street and between 120th Street
and Prairie Queen Recreation area, which incorporates the Werner Park development area.

•

Provide flexibility in the overall evolution of the Schewe Farm area adjacent to Werner Park.
While originally conceived as a mixed use project with a significant focus on lifestyle and
destination retailing, competition from other announced projects could change the use mix in
this development area.

•

In common with neighborhood commercial development, provide direct access routes from
surrounding neighborhoods, including convenient pedestrian and bicycle access, and local
connections to neighborhood street networks designed to prevent encroachment by unwanted
through traffic.

•

Encourage some forms of residential development, including multi-family, townhomes,
live/work units, and upper-level residential within mixed use commercial areas.

D

•

Mixed Use-Office and Master-Planned Mixed Use
Promote Papillion as a logical destination for substantial office development, based on location,
environmental, and transportation assets. Office development incorporated into a connected
community reduces commuter distance and travel time for residents.

•

Encourage primary office development in the Highway 370 corridor, including areas southeast of
72nd and 370, south of 370 between Golden Gate and 90th Street, and as an integral part of a
planned mixed use area northwest of Washington and 370. Major office development may also
be incorporated into other mixed use-commercial areas designated by the plan.

•

Capitalize on large business park sites, including the Papillion Business and Technology Park and
sites between Cornhusker and the Papillion-La Vista jurisdictional limit from 108th Street west as
mixed-purpose business parks that accommodate major offices, research and technology, and
industrial uses without external environmental effects.
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•

Downtown Papillion
•

Develop Downtown Papillion as the south metropolitan area’s version of Omaha’s Old Market,
Dundee, or Benson neighborhoods or the contemporary Aksarben Village, providing existing and
new space for retail and office entrepreneurs, entertainment, residential settings, and
convenient access to adjacent parks and regional trails. Chapter Eight presents a detailed
program for Downtown Papillion development consistent with the Framework Plan.
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Commercial Land Use Decision Matrix
Commercial and office development can both support and create problems for adjacent residential
neighborhoods. Table __, the Commercial Land Use Decision Matrix, presents character and
location/design criteria for the various commercial and mixed use categories addressed by the
Commercial Areas Plan. This table is designed to provide guidance to potential developers of housing
and to public sector decision makers in evaluating zoning and permit applications.
Land Use Category

Use Characteristics

Features and Location Criteria

Mixed Use 2 Commercial/Industr
ial (MU2)

- Includes a mix of uses, primarily commercial with
office and higher density residential uses.

- Developments should emphasize relationships
among parts.

- At large scales, may be a primary focus of major
civic uses, including government, cultural
services, and other civic facilities.

- Pedestrian traffic should be encouraged and
neighborhood scale retained when applicable.

D

- Developments should be encouraged to have
town center characteristics, including mixed use
buildings and an emphasis on pedestrian scale.

- Signage and site features should respect
neighborhood scale in appropriate areas.
- Commercial and office development in mixeduse areas should minimize impact on housing.
- Should be located at intersections of major or
collector streets.
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- Can include a variety of scales, ranging from
individual mixed use buildings at access nodes to
community subcenters to central district scale
development and density.

- Projects should avoid large expanses of
parking visible from major streets.

- Typical zoning will be LC, O, or CC.

Downtown (DT)

- Traditional downtown district of Papillion.

- Includes mix of uses, primarily commercial, office,
civic, and upper level residential.
- Should be the primary focus of major civic uses,
including city government, cultural services, and
other civic facilities.

- Developments outside the center of the city
should be encouraged to have “downtown”
characteristics, including mixed use buildings and
an emphasis on pedestrian scale.

- Establishes mixed use pattern in the
traditional city center. May also apply to
planned mixed use areas.
- Recognizes downtown development patterns
without permitting undesirable land uses.
- District may expand with development of
appropriately designed adjacent projects.
- New projects should respect pedestrian scale
and design patterns and setbacks within the
overall district.
- Historic preservation is a significant value.
- Good pedestrian and bicycle links should be
provided, including non-motorized access to
surrounding residential areas.
- Zoning will be CBD.
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Mixed Use 1 – High
Density Residential,
Office and
Commercial

- Includes auto-oriented community commercial,
office, and light industrial uses that do not
generate noticeable external effects.
- Business Parks may combine office and light
industrial/research uses.

-Design standards should be enforced to ensure
top-quality appearance.
- Efforts should be made to ensure minimal
negative impact on surrounding land uses.
- Strict control over signage, landscaping, and
design is necessary for locations nearer to
low intensity uses.
- Typical zoning will be O, LC, or possibly CBD.

Neighborhood
Commercial (NC)

- Includes a range of low impact commercial uses,
providing a variety of neighborhood services.
- Accommodates service related commercial uses.
- Allows residential units above commercial
development, and may incorporate planned
residential uses, typically at medium densities.

D

- Includes low to moderate building and
impervious coverage.
- May be incorporated into neighborhood centers
and community subcenters.

- Should be located along major streets, in
areas close to residential growth centers, or
at nodes created by significant intersections
of streets or transportation facilities.
- Should emphasize pedestrian scale and
relationships among businesses, and
accommodate automobile access without
being dominated by a automotive scale.
- Circulation systems should provide good
internal traffic flow and safe
pedestrian/bicycle access to businesses.
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- Negative effects on surrounding residential
areas should be limited by location and
buffering.
- Good landscaping and restrictive signage
standards should be maintained.
- Good pedestrian/bicycle connections should
be provided into surrounding areas.
- Typical zoning will be LC or O.
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Commercial (Com)

- Includes a variety of commercial uses, including
auto-oriented commercial development.
- Includes major retailers, multi-use centers,
restaurants, and other services.
- Commercial may also be accommodated in mix
use areas.

- Should be located along arterials or other
major streets, and in areas that are relatively
isolated from residential, parks, and other
vulnerable uses.
- Traffic systems should provide alternative
routes and good internal traffic flow.
- Negative effects on surrounding residential
areas should be limited by location and
buffering.
- Activities with potentially negative visual
effects should occur within buildings.
- Development should maintain good
landscaping, focused in front setbacks and
common boundaries with lower-intensity
uses.
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- Should incorporate well-defined entrances,
shared internal circulation, limited curb cutes
to arterial streets, sidewalks and shade trees
in parking lots, landscaping on plater strips
between the parking lot and street, and welldesigned, monument-type signage.

- Pedestrian/bicycle connections should be
provided for consumer-oriented uses.
- Increased stormwater runoff created by large
parking lots should be mitigated through the
use of best management standards for
stormwater management.

- Typical zoning will be GC or CC.

INDUSTRIAL AREAS
Papillion has had a relatively small industrial base, prior to the expansion of
the City Limits and ETJ in 2016. Since them the industrial base has exploded
in the western areas of the City, particularly in the area South of Hwy 370
west of Hwy 50. Prior to the mid 1990s, small-scale local industries
clustered around now abandoned railroad branches: the Union Pacific line
along the north side of the West Papillion Creek through Downtown and
the Rock Island, northwest of 72nd and Highway 370. Based partly on a
recommendation of the 1992 comprehensive plan which recommended a mixed use employment
center, the city acquired and developed the Papillion Business and Technology Park on a quarter section
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west of 72nd Street between the creek and 6th Street. The business park is currently about 60% built out
and still retains capacity for several substantial developments.
From a regional perspective, the long-term build-out of industrial parks and other sites in Douglas
County has shifted the industrial focus to Sarpy County and the Interstate 80 and West Highway 370
corridors. While currently in three jurisdictions (Sarpy County, La Vista, and Papillion), this area works as
a unified industrial market. Specifically, it incorporates areas 1) west of 114th Street and north of
Cornhusker Road, and 2) west of the current Papillion planning jurisdiction at 132nd Street to Chalco Hills
Recreation Area, crossed by I-80. Much of the first area is in La Vista’s jurisdiction, with the notable
exception of Papillion’s control of the area north of Cornhusker, including the site of the Fidelity data
processing center. With continued westward annexation, Papillion’s jurisdiction now extends to I-80 and
eventually the municipal limits will extended to Interstate 80. Except for the pre-existing Westmont
neighborhood and adjacent property, industrial land uses are likely to predominate in this western area.

D

While industrial locations are relatively well established in the existing municipal boundaries, new land
use applications are possible in the areas identified in the Future Land Use Map west of Hwy 50 and
south of Hwy 370. The decision matrix presented in Table ___ guides private investment and public
review decisions for new industrial development.
Business Park (BP)

- Limited industrial provides for uses that do not
generate noticeable external effects.
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- Business parks may combine office and light
industrial/research uses. High density residential
uses, with appropriate development standards
may be included.

- Limited industrial uses may be located near
office, commercial, and, with appropriate
development standards, some residential
areas.
- Strict control over signage, landscaping, and
design is necessary for locations nearer to
low intensity uses.

- Increase stormwater runoff due to larger
impervious coverage should be mitigated on
site through best management practices for
stormwater management.

- Applies to major employment centers with
high visibility, including Papillion Business
Park, the Highway 370 corridor, 114th Street
and 120th Street.
- Typical zoning will be O or LI.

Industrial (IND)

- Includes a variety of commercial and light
industrial uses, including larger scale buildings.
- Permits light industrial uses that do not generate
noticeable external effects.
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- Sites should have direct access to major
regional transportation facilities, without
passing through residential or commercial
areas.
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- Often accommodates flex spaces that can be used
for commercial, warehousing, or low impact
maintenance uses.

- Good landscaping, screening and restrictive
sign standards should apply to high visibility
corridors like 120th.
- Negative effects on surrounding residential
areas should be limited by buffering and
project design.
- Typical zoning will be LI or GI.

MIXED-USE NODES

D

The Future Land Use map identifies mixed use “nodes” that are intended to encourage the mix
of land uses (residential, commercial and industrial) and also specialize in promoting these
mixed land uses that are centered at key intersections in the growth areas. Specifically,
Capehart Road is identified to play an important role in connecting industrial developments that
provide job creation west of the HWY 50 corridor to residential and commercial development
nodes east of HWY 50 along Capehart Road.

Corporate Center
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A general criteria of regulations for each development node is provided below. These
regulations are intended to act as a development guide in order to encourage the mixing of
uses. Additionally, FAR’s (Floor Area Ratios) are used to ensure that each node is developed
with a minimum requirement of land uses in order to ensure a mixing of uses design for that
node.

The corporate center mixed-use node is intended to be major employment centers that contain
high-density areas that are similar in nature to a corporate downtown.
Corporate center mixed-use node areas would allow for virtually any use except heavy industrial
and single-family residential developments.
Buildings with the maximum heights would be allowed and encouraged in the interior portions of
the node area, but a maximum height for buildings at the edges of the node, nearest
surrounding low- and medium-density residential uses, would be four stories. Maximum site
coverage and structured parking garages is encouraged. Open space should be more urban in
character.
Location
Generally at the intersection of 168th Street and Capehart Road. (See Map –Development
Nodes and Regional Transit Opportunities).
FAR
Commercial: .25 minimum
Office: .35 minimum
Combined Commercial/Office .30 minimum
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(Note: Individual projects shall meet the FAR regulators. Projects which complete the acreage
allotments in a mixed-use area may be allowed to incorporate previously approved projects into
their proposal in order to meet the overall FAR requirement.)
Maximum Size
Commercial: Maximum acres allowed = 75 [75 acres (3,267,000 SF) x .25 FAR = 816,750 SF
(19 acres)]
Office: Maximum acres allowed = 125 [125 acres (5,445,000 SF) x .35 FAR = 1,905,750 SF (44
acres)]
Combined Commercial/Office Maximum acres allowed = 200 [200 acres (8,712,000 SF) x .30
FAR = 2,613,600 SF] (Note: Combined commercial/office developments are not restricted to the
maximum acres for commercial or office uses listed above, as long as they meet the combined
commercial/ office FAR.)
Land Uses
Multi-family
Not permitted.

D
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Open Space
Plazas, parks, pedestrian pathways, or similar types of pedestrian oriented-like features is
encouraged. The minimum paved or unpaved open space requirement is to be 10% of the total
office/commercial square footage (this is in addition to any other required landscaping).
Additional office/ commercial space may be allowed if extra open space and pedestrian
amenities are provided.
Civic
No restrictions on placement or size.

Spacing
Generally, the centers of a village center mixed-use node area should be no closer than 4 miles
miles to another village center mixed-use node area.

Town Center

The town center mixed-use node is intended to provide a level of service between that of the
smaller neighborhood center mixed-use node and the larger village center mixed-use node.
Large-scale grocery stores and drive-up fast food restaurants are allowed in this district, as well
as other stores whose type and scale are appropriate to serve the surrounding neighborhoods.
Office, medium and high density residential, and civic uses are also allowed and encouraged in
the town center mixed-use node area.
Location
At the intersections of 72nd and 168th Streets and along Platteview Road. (See Map –
Development Nodes and Regional Transit Opportunities).
FAR
Commercial: .20 minimum
COMPREHENSIVE PLAN 2020
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Office: .30 minimum
Combined Commercial/Office .25 minimum
(Note: Individual projects shall meet the FAR regulators. Projects which complete the acreage
allotments in a mixed-use area may be allowed to incorporate previously approved projects into
their proposal in order to meet the overall FAR requirement.)
Maximum Size
Commercial: Maximum acres allowed = 32 [32 acres (1,393,920 SF) x .20 FAR = 278,784 SF]
Office: Maximum acres allowed = 48 [48 acres (2,090,880 SF) x .30 FAR = 627,264 SF]
Combined Commercial/Office Maximum acres allowed = 80 [80 acres (3,484,800 SF) x .25 FAR
= 871,200 SF] (Note: Combined commercial/office developments are not restricted to the
maximum acres for commercial or office uses listed above, as long as they meet the combined
commercial/ office FAR.)
Land Uses

D

Multi-family
Large scale multi-family complexes and Missing Middle housing topologies are not limited in
amount in the town center mixed-use node area.
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Open Space
Every high-density mixed-use area is to have some form of paved or unpaved open space. This
could include plazas, parks, pedestrian pathways, lakes or similar types of park-like features.
The minimum paved or unpaved open space requirement is to be 10% of the total
office/commercial square footage (this is in addition to any other required landscaping).
Additional office/ commercial space may be allowed if extra open space and pedestrian
amenities are provided.
Civic
No restrictions on placement or size.

Village Center

The village center mixed-use node is intended to allow for major grocery and discount stores,
major retail stores, major medical and educational institutions, automobile dealerships and other
largescale auto-related uses, moderate- to large-scale civic and cultural facilities, community
recreational centers, apartment buildings and townhouses, and moderately sized office
buildings.
Office, medium and high density residential, and civic uses are also allowed and encouraged in
the town center mixed-use node area.
Location
Generally at the intersection of 168th Street and Capehart Road. (See Map –Development
Nodes and Regional Transit Opportunities).
FAR
Commercial: .25 minimum
COMPREHENSIVE PLAN 2020
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Office: .35 minimum
Combined Commercial/Office .30 minimum
(Note: Individual projects shall meet the FAR regulators. Projects which complete the acreage
allotments in a mixed-use area may be allowed to incorporate previously approved projects into
their proposal in order to meet the overall FAR requirement.)
Maximum Size
Commercial: Maximum acres allowed = 50 [50 acres (2,178,000 SF) x .25 FAR = 544,500 SF]
Office: Maximum acres allowed = 50 [50 acres (2,178,000 SF) x .35 FAR = 762,300 SF]
Combined Commercial/Office Maximum acres allowed = 100 [100 acres (4,356,000 SF) x .30
FAR = 1,306,800 SF] (Note: Combined commercial/office developments are not restricted to the
maximum acres for commercial or office uses listed above, as long as they meet the combined
commercial/ office FAR.)
Land Uses

D

Multi-family
Large scale multi-family complexes and Missing Middle housing topologies are not limited in
amount in the town center mixed-use node area.
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Open Space
Every high-density mixed-use area is to have some form of paved or unpaved open space. This
could include plazas, parks, pedestrian pathways, lakes or similar types of park-like features.
The minimum paved or unpaved open space requirement is to be 10% of the total
office/commercial square footage (this is in addition to any other required landscaping).
Additional office/ commercial space may be allowed if extra open space and pedestrian
amenities are provided.
Civic
No restrictions on placement or size.

Spacing
Generally, the centers of a village center mixed-use node area should be no closer than 4 miles
to another village center mixed-use node area.

Neighborhood Center
The neighborhood center mixed-use node is intended to service adjacent residential areas, lie
along or near the ridgeline boulevard, and be accessed via the greenway network. Large-scale
grocery stores and drive-up fast food restaurants are allowed within this node, as well as other
stores whose type and scale are appropriate to serve the surrounding neighborhoods. Major
retail and discount “box” stores designed to serve a large section of the city are generally not
encouraged at these nodes. Office, medium-density residential, and civic uses are also allowed
and encouraged in the neighborhood mixed-use node area.
Location
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At the intersections of 72nd, 96th, 108th and 132nd Streets along Capehart Road. (See Map –
Development Nodes and Regional Transit Opportunities).
FAR
Commercial: .20 minimum
Office: .25 minimum
Combined Commercial/Office .21 minimum
(Note: Individual projects shall meet the FAR regulators. Projects which complete the acreage
allotments in a mixed-use area may be allowed to incorporate previously approved projects into
their proposal in order to meet the overall FAR requirement.)
Maximum Size
Commercial: Maximum acres allowed = 9 [9 acres (392,040 SF) x .20 FAR = 78,408 SF]
Office: Maximum acres allowed = 11 [11 acres (696,960 SF) x .25 FAR = 174,240 SF]

Land Uses

D

Combined Commercial/Office Maximum acres allowed = 20 [20 acres (871,200 SF) x .21 FAR =
182,952 SF] (Note: Combined commercial/office developments are not restricted to the
maximum acres for commercial or office uses listed above, as long as they meet the combined
commercial/ office FAR.)
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Multi-family
Multi-family and Missing Middle housing topologies are preferred but not required to be
constructed adjacent to the office, commercial or civic portions of a mixed-use area.
Open Space
Every high-density mixed-use area is to have some form of paved or unpaved open space. This
could include plazas, parks, pedestrian pathways, lakes or similar types of park-like features.
The minimum paved or unpaved open space requirement is to be 10% of the total
office/commercial square footage (this is in addition to any other required landscaping).
Additional office/ commercial space may be allowed if extra open space and pedestrian
amenities are provided.
Civic
Small scale government branch offices, small scale police or fire facilities, and other similarly
sized facilities are encouraged.

CIVIC AND RESERVE USES
In addition to the primary triad of residential, commercial, and industrial land uses, the Future Land Use
Plan includes public, nonprofit, and institutional uses. These are illustrated in Map ___, the Civic Areas
Plan. The plan considers these uses in more detail in other chapters and in the city’s Parks Master Plan
(which is currently being updated).
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Civic Land Use Decision Matrix
Table ___ provides and use and location guidance for civic facilities. As mentioned above, policies for
locating and developing many of these assets are discussed in other chapters of this comprehensive
plan.
Land Use Category

Use Characteristics

Features and Location Criteria

Civic/Institutional

- Includes schools, churches, libraries, and other
public facilities that act as centers of community
activity.

- Civic uses may be permitted in a number of
different areas, including residential areas.

- Includes facilities with industrial operating
characteristics, including maintenance facilities,
and public works yards.

- Individual review of proposals requires an
assessment of operating characteristics,
project design, and traffic management.
- Industrial operating characteristics should be
controlled according to same standards as
industrial uses.

ft
ra

D
Active Parks

- Maintenance, operating facilities and public
works yards should generally be located in
industrial areas.

- Traditional park and recreation areas including
both passive and active recreation uses.

- Parks should be centrally located with easy
access for both pedestrian and auto users.
- Residents should be within approximately a
half mile of a neighborhood park.
- All parks should be connected through the
city’s trail and greenway system

Open Space and
Greenways

- Environmentally sensitive areas and crucial scenic
corridors that should be preserved and possibly
incorporated into the city’s trail system.

- Environmentally sensitive areas, including
wetlands, native prairies and drainage
channels should be protected and
incorporated into the city’s greenway
network.

Utilities

- Generally located near areas of development
demand.

- These areas are reserved typically for power
sub-stations and water towers.
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D
Community Facilities, Services, 04
and Utilities
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COMMUNITY FACILITIES, SERVICES,
AND UTILITIES

This chapter reviews the present capacities of all public and private facilities, services, and
utilities that serve Papillion and its residents. This section evaluates the current demands and
accepted standards to determine whether the facility capacity is adequate, as well as concluding
what level of service is required to meet future demands within the planning period. Finally,
recommended improvements are provided for community facilities and services that are
deemed inadequate.
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The ability of the city to meet existing demands while determining the level of utilities and
infrastructure that will need to be provided in the future will be evaluated. Utility services include
sewer, water, solid waste, gas, storm water, electric, internet/phone, and transportation. The
analyses of existing utilities and infrastructure as well as their future demand are contained in
this section. Utilities and infrastructure provided by both the city and other providers are
considered. The location, quality, capacity, and planned improvements to these utilities will
influence the pattern and pace of future development. An inventory of existing utilities and
infrastructure is documented, and the city’s ability to meet existing and future demand while
determining the level of need for future services is discussed.
Public facilities represent a wide range of buildings and services that are provided and
maintained by the different levels of government. These facilities are provided to ensure the
safety, well-being, and enjoyment of the residents of Papillion. Facilities and services provide
city residents with social, cultural, educational, and recreational opportunities, as well as law
enforcement and fire protection services. It is important for all levels of government to anticipate
the future demand for their services for the city to remain a vibrant community. Alternatively, in
some instances, there are several services not provided by the local or state governments, but
are provided by non-governmental, private or non-profit organizations for the community. These
organizations are equally important providers of community services and should not be
overlooked.
The City of Papillion's Department of Public Works is responsible for maintenance and
preservation of municipal infrastructure. Streets and sewers are the city's most expensive
investments and the city works very hard to preserve these.
The department has 30 full-time employees and work ranges from cleaning, repairing and
maintaining city streets and sewers, to supplying the city with drinking water. Public Works also
builds and maintains public areas, coordinates street restructuring and repairs, and removes
graffiti and illegal signs. The City of Papillion currently provides the following public services to
its residents:
• Streets (see Chapter 9)
• Parks (see Chapter 6)
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• Water
• Stormwater management
• Sanitary sewer collection and treatment

EDUCATIONAL FACILITIES
While the Papillion LaVista School District is a separate governmental entity from the city, their
collaboration regarding facilities and growth patterns is paramount to both entity’s long-term
success. Thus, the educational facilities are included in the discussion of city’s community
facilities.

D

Papillion La Vista Community School District
As the City of Papillion has grown, it has shared a school district with La Vista. In 1987, Papillion
was the only Class A school district in Nebraska to include two Class One cities within its
boundaries. Leaders recognized the conflict and competition created by one district serving
students from two communities, and officially became Papillion-La Vista Community Schools
and Papillion-La Vista High School. Both communities have seen strong growth over the last 50
years which has spurred the need for additional school facilities.
Currently the school district includes two high schools, three middle schools, 16 elementary, and
two standalone preschool facilities.
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Figure 4.1 – School District Boundaries
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School Name

Enrollment
1,815
1,847
754
695
371
421
327
414
427
476
451
300
431
349
464
425
379
535
523
444
89
81
12,018
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Papillion-La Vista Senior High
Papillion-La Vista South High School
La Vista Middle School
Papillion Middle School
Liberty Middle School
Stanley Hall Elementary
La Vista West Elementary
Tara Heights Elementary
Trumble Park Elementary
Parkview Heights Elementary
Carriage Hill Elementary
Golden Hills Elementary
Portal Elementary
Anderson Grove Elementary
Hickory Hill Elementary
Rumsey Station Elementary
Walnut Creek Elementary
Patriot Elementary
Bell Elementary
Prairie Queen Elementary
Papillion-La Vista Early Childhood Center
Sarpy County Coop Head Start Papillion-La Vista
TOTAL

2017-2018
Grade Levels
9 – 12
9 - 12
7-8
7–8
7–8
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK - 06
PK
PK

Source: Nebraska Department of Education

Table 4.1 – 2017-2018 School Year enrollment – All Schools

Private Schools
St. Columbkille Catholic School is also located in Papillion and serves K – 8 grades with an
enrollment of 511.
Post-Secondary Education
Although there are no post-secondary education locations within Papillion, there are numerous
educational opportunities within the region for just about any field of study.
Metropolitan Community College is working to add a new 142-acre campus at the southeast
corner of Hwy 370 and Hwy 50.

FIRE AND RESCUE
In 2014, the La Vista Volunteer Fire Department joined their operations with the Papillion Fire
Department. Papillion firefighters staff and operate a total of four stations, two in Papillion and
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two in La Vista. The department protects 60,000 people living in an area of 68 square miles that
includes the cities of Papillion, La Vista and the Papillion Rural Fire District.
The department consists of 57 personnel and are staffed 24 hours a day, 365 days a year.
Services provided by the department:
•
•
•
•
•
•
•
•
•
•

Emergency Medical (Advanced Life Support)
Fire Suppression
Fire Prevention
Public Fire Safety Education
Confined Space Rescue
Surface Water/Ice Rescue
Rope Rescue
Trench Rescue
HazMat Operations Response
Extrication

Stations are located:

D

•
•
•
•

Station #1 - 10727 Chandler Road, La Vista
Station #2 - 11749 South 108th Street, Papillion
Station #3 - 146 North Adams Street, Papillion
Station #4 - 8110 Park View Boulevard, La Vista
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The main fire station at 146 North Adams contains five vehicle bays as well as equipment
storage. Ad adjacent two-story building contains four additional vehicle bays with emergency
response apparatus, equipment, second floor offices, restrooms, and a training room.

LAW ENFORCEMENT

The City of Papillion Police Department provides law enforcement and emergency service in the
community. The department currently consists of 43 officers and 5 civilian employees. The
Papillion Police Department office is located at 1000 E 1st Street and is led by Police Chief Scott
Lyons.
Officers are on duty 24 hours a day, 7 days a week, 365 days a year. Although the vast majority
of the department’s enforcement activities and services are conducted within the city’s 6.5
square miles, the department works closely with the Sarpy County Sheriff Department,
Nebraska State Patrol, and other area police departments.
The Papillion Police Department has assigned four resource officers to work in and with the
schools. The officers provide a presence in the various school buildings working with staff and
students to make each school a safer place.
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Sarpy County Law Enforcement
Sarpy County Sheriff’s Office is located at 8335 Platteview Road and patrols the 241 square
miles of the county. The Sheriff’s Office is organized by divisions and units:
• The Road Patrol Division responds to calls for assistance, crime prevention, and traffic
control.
• The Jail Division has civilian and sworn personnel assigned who run the operation of the
county's correctional facility.
• The Investigations Division staff are assigned to follow up on crimes against persons and
property, drug investigations, maintain evidence and property and perform polygraphs.
• The Support Services Division includes court security and transportation, juvenile
services and the warrants unit.
• The Administrative Division oversees the overall operation of the office and the units
within the Administration, which includes Staff Support, Training, Civil Process, Vehicle
Inspection, Impound Lot, Crime Prevention and Technical Support Services.
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Additional facilities within Papillion include:
• Sarpy County Jail – 1208 Golden Gate Drive
• Patrick J. Thomas Juvenile Justice Center – 9701 Portal Road
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CITY BUILDINGS – COMMUNITY FACILITIES & SERVICES

Papillion City Hall
Papillion’s City Hall building is located at 122 E 3rd Street on the north side of downtown. The
City Hall houses Administration, Building Department, City Clerk, Finance, Human Resources,
Planning, and City Council chambers. The building is a prominent historic landmark, listed on
the National Register of Historic Places, with excellent visibility from the city’s most important
street. The building is in good condition with adequate space for existing services.
Sump Memorial Library
Located at 222 N Jefferson Street, the Sump Memorial Library was constructed in 1996. The
library is 23,000 feet and provides meeting rooms, a computer lab, and children’s services. This
facility is in excellent condition and should meet the needs of the community for the foreseeable
future.
Papillion Senior Center
Located at 1001 Limerick Road, the Senior Center is a non-profit organization that provides
nutritional, recreational, educational, and social program and services for seniors.
Papillion Landing
Located at 1046 W Lincoln Street, Papillion Landing has recently been constructed to meet the
recreational needs and demands of the growing Papillion community. The facility has an array
of amenities for residents of all ages, active and non-active, with a variety of interests. Papillion
Landing includes a 120,000 square-foot community recreation center and an 80,000 square-foot
indoor turf field house.
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Public Works Maintenance Facility
Located at 9909 Portal Road, this facility was constructed in 2015 and consists of three
buildings on a 22-acre site. One building houses administrative offices and contains a twelvebay fleet maintenance area to work on city vehicles. A second building is dedicated to vehicle
storage and also includes lockers and a training area that holds up to 80 people. The third
building at the Maintenance Facility is a salt storage facility that is shared with the City of La
Vista.
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Figure 4.2 – Facilities within Papillion

HEALTH FACILITIES
Hospital & Clinics
Located at 11111 S 84th Street, CHI Health Midlands is a full-service healthcare organization
serving individuals throughout Sarpy County. This facility also includes family medicine.
Located at 101 E Centennial Road, Methodist Physicians Clinic focuses on family medicine.

COMPREHENSIVE PLAN 2020

COMMUNITY FACILITIES, SERVICES, AND UTILITIES | 8

Other Health Services
As part of the Omaha metropolitan area, many other local health service options are available to
the residents of Papillion including, but not limited to:
•
•
•
•
•

Pharmacies
Dentists
Optometrists
Physical Therapists
Chiropractors

PUBLIC & PRIVATE SERVICES
Water
The City of Papillion operates an independent water utility supplied by wells drilled into the
Platte River Alluvial Aquifer. Wells range in depth from 68 to 110 feet. Papillion’s wells pumped
a total of 1,488,673,000 gallons of water in 2017. This included an average daily use
of 4,078,556 gallons, an average monthly use of 124,056,083 gallons.
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Two massive storage reservoirs and two elevated water towers provide a storage capacity of 10
million gallons. All water storage is in good condition.
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The distribution system ranges in size from 4” to 24” diameter distribution mains. Water mains
serve the entire developed area of Papillion as well as some large areas surrounding the city.
The city has been active in upgrading and improving undersized mains. The water operators
make every effort to flush all the city's fire hydrants once a year in order to assure water quality
and to keep the hydrants in good order.
Papillion utilizes a Ballasted Flocculent Reactor water treatment facility, built in 1979, which is
located near S 87th Street and Platteview Road. The plant has a designed capacity of 19 million
gallons per day (mgd) and pumping capacity. The plant has had numerous upgrades in the past
20 years and is in good condition.
Wastewater Treatment
Papillion’s sanitary sewer collection system ranges in size from four to 78 inches. Most of the
older system is vitrified clay pipe, or in some cases concrete pipe. In the early 1980’s, plastic
PVC pipe began to be used for sanitary sewer lines. The oldest sewer lines are located within
the center of town and in downtown. The City of Omaha provides wastewater treatment under
contract with the City of Papillion.
Wastewater Agency
Papillion participates in the Sarpy County and Sarpy Cities Wastewater Agency which is an
interlocal agreement to build the Unified Sothern Sarpy Wastewater System, a sanitary sewer
system to serve the southern portion of Sarpy County. Almost 60% of Sarpy County lies below
a hydrological ridge line where no sanitary sewer service is available. The Agency was created
to make efficient use of the Members' powers by enabling them to cooperate with each other
and other political subdivisions on a basis of mutual advantage and thereby provide services
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and facilities in a manner and pursuant to forms of governmental organization that will accord
best with geographic, economic, population and other factors.
Storm Sewer
The city utilizes an extensive network of storm sewers to move stormwater. This network assists
in the rapid drainage of low-lying, flood prone areas. Storm sewer is required by city ordinance
with all new development.
Papillion Creek Watershed Partnership
As part of the Papillion Creek Watershed Partnership, Papillion requires all development be
constructed in accordance with the Stormwater Management Plan as outlined by the Papillion
Creek Watershed Partnership.
Solid Waste
Papillion residents contract with private garbage haulers for solid waste.
Electricity
Papillion's electrical service is provided by Omaha Public Power District (OPPD).
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Natural Gas
Black Hills Energy and Metropolitan Utilities District (MUD) both provide natural gas to the
community.
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Internet & Phone
Broadband internet and other telecommunication infrastructure are a private utility service
available through multiple providers.

COMPREHENSIVE PLAN 2020

COMMUNITY FACILITIES, SERVICES, AND UTILITIES | 10

ft
ra

D
Energy Element

COMPREHENSIVE PLAN 2020

05

ENERGY ELEMENT

***NOTE: This element was carried over from previous work efforts and will be updated as a
separate work effort.

INTRODUCTION
The Energy Element of the City of Papillion’s comprehensive master plan provides both a brief
analysis of the role energy plays in the City as well as goals and strategies to achieve a more
energy efficient future for the community.
Development Nodes

D
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As part of its Comprehensive Plan update, the City of Papillion is required to develop an Energy
Element under Nebraska Legislative Bill 997 (2010) [see Neb. Rev. Stat. § 19-903(4) (2011)].
An energy baseline for the city overall as well as the city’s administrative operations can be
developed using data from local energy utilities, and other state and national sources. A set of
guiding principles for the Energy Element was developed based on overall plan goals and staff
guidance. By combining these guiding principles with the energy data and past experience, a
set of goals was developed for the city around reducing energy consumption. The Energy
Element sets forth these goals as well as strategies for achieving these goals.
Structure of the Energy Element

This chapter begins with a brief look at the overall energy picture setting the context for
development of the Energy Element. Next, past energy conservation efforts in Papillion are
described before diving into operational energy data related to transportation, buildings
(commercial, residential, and industrial), and renewable energy. In each of these areas, goals
and strategies for achieving those goals are listed.

THE ENERGY PICTURE
Energy Policy in Nebraska
Both the State of Nebraska and the Omaha Metro region have increased their focus on energy
in recent years. At the state level, Nebraska passed Legislative Bill 997 (LB 997) in April 2010.
LB 997 modified Nebraska law requiring public jurisdictions to incorporate an energy element
when updating a comprehensive plan. By developing this Energy Element in conjunction with its
Comprehensive Plan update, the City of Papillion is complying with LB 997 [see Neb. Rev. Stat.
§ 19-903(4) (2011)].
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Nebraska also maintains a state energy plan that outlines more than a dozen statewide energy
strategies. However, unlike LB 997, the 2011 Nebraska Energy Plan (NEP) does not impose
any specific requirements or set specific metrics for the state or local communities. Still, many of
the NEP strategies support and echo strategies adopted in the City of Papillion’s Energy
Element.
At the local level, the City of Omaha recently developed its own Comprehensive Energy
Management Plan (CEMP). Additionally, in Spring 2012 Sarpy County approved an Energy
Element to supplement the County’s Comprehensive Development Plan. As a neighbor to
Omaha and city within Sarpy County, the City of Papillion should benefit from the synergy of
complementary visions for energy policy in the Omaha metro region.

Energy Trends
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In spite of the progress in the Omaha metro area, the NEP also acknowledges the potential for
conflict—and the need for careful balance—between State and local energy plans. The State
Plan notes that communities’ investment in “commercial, residential and municipal energy
programs increase [sic] diversified portfolios, but could also add to utility challenges by reducing
needed revenues and increasing costs.” [Nebraska Energy Office, 2011 Nebraska Energy Plan,
p 2 (2011)] The NEP goes on to note that the state, local governments, and public utilities need
to work together to achieve a balance between distributed and centralized generation as energy
diversity increases. Accordingly, Papillion expects to cooperate and coordinate with other public
entities in the county, the region, and the state while working toward the goals of this Energy
Element plan.

Although Americans are accustomed to and expect cheap, reliable energy, the trend in energy
prices over the past 13 years provides evidence that energy has become more expensive. The
general trend for most of the past 13 years is for energy prices to increase faster than inflation.
Projections indicate that energy will continue to be more expensive as the world’s population
grows past 7 billion people and developing cultures around the world demand more energy. The
graphs included in Figure 5.1, show the recent history for gasoline, natural gas, and electricity
prices in eastern Nebraska.
These trends underscore the importance of energy conservation. Conservation is often called
the “first fuel,” meaning that it is easier and less expensive to conserve energy than it is to
locate and develop new sources of energy, whether they are fossil fuels or renewables. The
goals and strategies in this plan seek first to conserve energy and second to deliver new
sources of energy.
Despite the rising demand and cost for energy, many experts believe that the technology exists
today to flat line or reduce energy consumption. There is also a misconception that the energy
supply is running out. Certain non-renewable resources, such as natural gas and oil are running
out, but there is plenty of renewable energy to meet current and future demands. The graphic in
Figure 5.2 illustrates this point.
As shown in Figure 5.2, the world does not have an energy supply problem but has an energy
availability problem. Presently, non-renewable energy sources (coal, oil, gas, and nuclear) are
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the most readily available to us. However, non-renewable energy will become less affordable
over time as the limited resources are consumed. If renewable energy can be made available
easily and affordably, some of the social and economic challenges of scarce fossil fuels may be
avoided.
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Figure 5.1 – Graphs comparing the price of
gasoline, natural gas, and electricity in
eastern Nebraska since 1999.

Figure 5.2 – The squares in the graphic represent
the total potential amount of annual global energy
available from known energy sources compared
to annual global energy demand, represented by
the small green square. (Source: GOOD
Magazine Issue 24, Winter 2011)
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PAST ENERGY SUCCESSES IN PAPILLION
Previous Conservation Efforts
Papillion has instituted several energy conservation measures. These measures include:
• Variable Frequency Devices (VFD’s) are installed on the air conditioners serving the
Papillion Police Department, on pumps within the city’s water plant, and on well motors
and pumps within the city’s well field.
• Conventional bulbs on traffic signals are being replaced with LED bulbs as the bulbs burn
out.
• All conventional crosswalk signals were replaced with LED signals.
• The Sump Memorial Library was outfitted with a computerized heating and cooling
system.
Papillion Energy Overview

D

Being a small but fast-growing suburban community surrounded by rural areas, Papillion has a
few unique aspects to its energy use. However, Papillion is not unique in that the city and its
residents can benefit from supporting energy conservation measures, which are one way to
offset rising energy prices in all sectors.
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Per Capita Energy Consumption

Overall annual energy consumption per capita in Papillion, at about 90.4 million British thermal
units (MMBtu), appears to be lower than Sarpy County overall or neighboring Omaha, and much
lower than the state or national values. Figure 5.3 below provides a graphical comparison of
these values.

Figure 5.3 – Graph showing
energy use per capita in various
communities in 2010.

One possible explanation for this difference is that Papillion has low vehicle miles travelled per
capita due to its small and compact incorporated geographic area (6.2 square miles). In
addition, it appears that historically, many individuals living in Papillion travelled to other nearby
communities such as Omaha for jobs and recreation, and this data only captures miles driven
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within the city limits. Another possible factor is the
relatively new housing stock in Papillion, which has
grown rapidly over the past 20 years and should be
more energy efficient than older housing. There may
also be some impact from the relatively low amount
of industrial activity in the city (see Figure 5.4); a
sector that often consumes more energy.

Figure 5.4 – Profile showing energy use by
sector for Papillion in 2010.
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Figure 5.5 – Scatterplot comparison of the year of construction
for residential units to the size of the units (square feet).

Figure 5.5 shows the rapid growth in housing stock in Papillion in the past 50 years, and
especially in the past 20 years. The average residential unit in Papillion was built in 1989.
Consider also that in 2010 Papillion used roughly 70.9 kBtu per square foot of residential space
while Omaha used about 90 kBtu per square foot (City of Omaha 2009 Energy Profile, 14
(2009)) (1 kBtu = 1,000 British Thermal Units).
As shown in Figure 5.4, Papillion also has a relatively low amount of industrial energy use.
While the industrial sector is the largest energy consumer at the county, state, and national
levels (see Figure 5.6), in Papillion it is the smallest. Both industrial and agricultural land use
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within the city were relatively low in 2001, and are even lower in 2010. Therefore, it is not
surprising that Papillion shows low energy use in this sector compared to other jurisdictions.
In fact, the energy consumption profile for Papillion shown in Figure 5.4 in 2010 closely matches
the land use profile in 2010 shown below in Figure 5.7.

Figure 5.6 – Energy profile for the United States in
2010.
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Figure 5.7 – Land use profile for Papillion in 2010.

Although the land use and other characteristics discussed above shed some light on Papillion’s
unusual energy profile and low per capita consumption, there may be other underlying reasons
or additional data that require further exploration beyond the scope of this Energy Element.
Further analysis might reveal end use factors not noted above that reduce energy use per
capita, or they may reveal additional energy consumption information not readily available and
therefore not included in this brief study.

The Cost of Energy
Even though Papillion’s energy use per capita appears to be relatively low, the city and its
residents should still look at energy efficiency measures. As discussed previously, prices are
increasing for all energy commodities, and the City of Papillion is not isolated from the trend. As
a specific example, the graph in Figure 5.8 shows the effective electricity rate paid for the city’s
operations over the past three years; which reveals an escalating trend.
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Figure 5.8 – Graph showing
the effective electricity rate
paid by Papillion (orange),
and the trend for that
effective rate (black line).
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Impact on Residents
The same is true for residents. Papillion residents and businesses collectively spend
nearly $39,700,000 per year on energy. Anything the city can do to support energy
conservation will lead to financial savings regardless of the overall quantity used. For instance,
Figure 4.9 shows the energy burden on households in different communities in Sarpy County.
Although the median household income in Papillion is higher than others, making the
percentage of income spent on energy costs lower, it is still beneficial to reduce resident’s
burden of cost. If Papillion residents save money on energy they will have more money left to
put into the local economy.

Figure 5.9 – Graph
comparing the energy
burden on average
homes in communities
in Sarpy County,
shown as a
percentage of 2008
median household
income.
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GUIDING PRINCIPLES
This plan sets forth goals and strategies related to energy, but it helps also to keep in mind the
principles that informed how and why these goals and strategies were selected. More
importantly, these guiding principles can help the City of Papillion navigate the gray areas that
are sure to arise when attempting to turn the strategies into action. Inevitably, the city and its
residents will have to answer additional questions and figure out how to implement the plan in a
way that is appropriate for and responsive to the needs of the community.
The following guiding principles were developed for the Energy Element and inform the goals
and strategies.
• The Energy Element is a vision and roadmap to achieving greater energy efficiency, and
is not meant to be prescriptive.
• Strategies should support the city’s high quality of life and status as one of the nation’s
“Best Places to Live” (Money Magazine) but also find ways to expand the city’s job base.

D

• Goals and strategies should recognize and reinforce the relationship of energy with land
use patterns, transportation, and community health.
• The city should be creative and aggressive in achieving the goals while continuing to
embrace its identity and values.
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• Partnerships should be created between the city, businesses and residents that extend
strategies beyond city services and facilities for greater ownership of energy saving
initiatives across the community.

ENERGY USE IN PAPILLION

This section further breaks down the high-level data discussed in the Papillion Energy Overview
to look at the transportation sector, energy use in buildings (commercial, industrial, and
residential), and finally renewable energy in Papillion. This discussion will focus first on city-wide
data, and then assess data specific to the city’s operations.
Transportation City-Wide Data
Transportation energy use should encompass all of the energy used to move people and goods
around the community. However, given the inherent mobility of cars and trucks, tracking the
exact amount can be a challenge. One metric that is closely tied to energy used by vehicles is
vehicle miles travelled, or VMT. By using data from the Metropolitan Area Planning Agency
(MAPA) to determine the VMT within the city limits of Papillion and using an estimated
composite MPG for cars on the road, it is possible to estimate the amount of energy used for
transportation in the city. About 25% of the energy used within the city is used for
transportation. The graph in Figure 4.10 shows how Papillion’s VMT has changed recently
compared to statewide and national figures.
Papillion has much lower VMT per capita than Nebraska and the U.S., likely because:
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• Many residents work outside of Papillion and this data only captures miles driven within
the city limits
• Papillion proper has a small geographic footprint.
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Figure 5.10: Comparison of vehicle miles travelled (VMT) per day per person in Papillion, Nebraska, and the
United States.

As detailed in Table 1.11 in Chapter 1, Papillion residents have one of the lengthiest commutes
in the Omaha metro at about 20.6 minutes. At average travel speeds that amounts to about 13.5
miles one-way, or a round trip of 27 miles. That figure is much higher than the 15 VMT per
capita per day derived from MAPA data, and much closer to the state and national averages.
This margin of error for the MAPA data is likely a result of the small footprint of the city limits in
comparison to the metro. For example, Papillion resident Monty Arc Butterfly who lives near
84th and Cornhusker in Papillion but works in downtown Omaha near 16th and Dodge will
commute 12.7 miles, of which only 1 mile is actually in Papillion. Monty’s remaining VMTs would
be counted in other communities, potentially including La Vista, Ralston, Bellevue, and Omaha
depending on the route he takes.
The most interesting pattern in the VMT data is actually the trend over time. Both Nebraska and
the U.S. saw their average VMT stagnate from 2000 to 2010 after growing from 1980 to 2000,
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partly due to the economic downturns in 2001 and 2008. However, average VMT in Papillion
increased by almost 25% from 2000 to 2010. Some of that increase is likely due to expansion of
the city limits and population growth (see Figure 5.11). Papillion’s population grew 15.5% from
2000 to 2010 while Nebraska and U.S. populations grew by 6.7% and 9.7% respectively,
according to U.S. Census data. The Nebraska and U.S. values demonstrate that it is possible
to have population growth without concurrently increasing VMT.
Rising VMT is an important trend to monitor if Papillion desires to limit VMT and limit gasoline
consumption, and thereby keep more disposable income in its residents’ pockets.
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Figure 5.11 – Comparison of
population growth in Papillion
(gray) and the change in vehicles
miles travelled (VMT) per day
per person (orange).

The gasoline required to drive 15.1 miles per person per day in 2010 cost $750 for each
Papillion resident—not only those that drive a vehicle—or almost $14,200,000 total. A typical
gasoline price of $3.55/gallon, every 1 VMT reduced in Papillion will save residents about
$1,200,000—money that can instead be used to support local businesses, purchase groceries,
or for local recreation. Therefore it is in the city’s best interest to support urban planning and
design that limits the amount of driving required of its residents. Examples include incorporating
connected neighborhoods that allow more walking and biking, creating mixed use developments
where residents can easily access a variety of destinations in a compact area, supporting infill
development and redevelopment within the existing city, and limiting fringe and leapfrog
development within the jurisdiction.
City Operations Data
Unlike general transportation within Papillion, the transportation energy use and cost by the city
itself can be measured from fuel purchase receipts. The city uses both gasoline and diesel fuel
for its various vehicles. In order to determine the amount of energy consumed, the diesel is
converted to gallons of gasoline equivalent, or GGE. The GGE indicates the number of gallons
of gasoline that have the same amount of energy as the volume of diesel consumed. Figure
5.12 shows the annual total GGE for the city’s operations.
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Figure 5.12 – Graph
showing annual total fuel
consumption by the city
of Papillion’s vehicle fleet
as gallons of gasoline
equivalent (GGE).
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Table 5.1: Papillion Fleet Vehicle Energy Consumption by Department,
2008–2011

14,333
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0.6
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0.3

$2,164
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Total
Cost
0.3

17.4
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$2.62

92,347

3.9

7,359

2.2

$19,234

2.2

12.5

$2.61

155,571
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41,634
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12.6

3.7

$2.63
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1.0
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$2.65
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12.0
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3.5

$2.55

1,137,597
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$272,146

31.4

10.9

$2.61

163,565
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17,306

5.2

$46,233

5.3

9.5

$2.67

6,188

0.3

767

0.2

$1,963

0.2

8.1

$2.56

313,314

13.1

89,530

26.8

$228,958

26.4

3.5

$2.56

324,065

13.6

29,329

8.8

$76,679

8.8

11.0

$2.61

2,384,874

-

334,132

-

$867,407

-
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ADM: City Hall
BLDG: Building
Insp’ns
FIRE: Fire
Department
GOLF: Eagle/Tara
Maint.
PARK: Park Maint.
PD: Police
Department
REC + SRB: Recr’n
Dept.
SR: Senior Citizen
Ctr.
ST + SWR: Public
Wks
WTR: Water
Treatment
TOTAL (2008–2011)

Fuel
(gallons)

Consumption only tells half of the story. Although Papillion used fewer GGEs in 2011 than it did
in 2010, it is now paying more per GGE than it did in 2008–2010. The increasing cost to the city
for each GGE is significant because its vehicle fleet has also become less efficient. In 2008 the
fleet was achieving almost 7.8 miles/GGE, but in 2011 the fleet collectively achieved only 6.5
miles/GGE. When comparing 2008 to 2011, more than 60 percent of the change to the fleet’s
fuel efficiency is tied to the police and fire departments. Though these are necessary services,
because they are large components of Papillion’s fuel consumption, improving the efficiency of
the vehicles and establishing routine replacement programs will provide maximum returns.
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Maintaining a contiguous development pattern will also allow the city to service these areas
more effectively and efficiently. Moreover, vehicle efficiency in all departments will grow more
important as the cost of fuels continue to climb.

Figure 5.13 – Graph
showing the trend in the
cost per gallon of
gasoline equivalent for
the City of Papillion.
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Figure 5.14 – Graph
showing the trend in the
overall efficiency of the
City of Papillion’s vehicle
fleet.

Goals and Conservation Strategies
Goal 1: Grow VMTs at a slower rate than population growth by 2020.
Strategies:
• Embrace smart growth principles that limit sprawl and maintain a certain amount of
population density.
• Encourage infill development.
• Support or encourage mixed-use developments throughout the city.
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• Support or encourage new development to include features that are conducive to
walking, biking, and transit. Examples are ensuring that new development is adjacent to
existing development (not leap-frogging) and that there are connections for multiple
modes of travel among new and old developments.
• Create design regulations that provide options to build-through with urban services in the
future.
• Plan multi-use trails that connect neighborhoods, employers, and commercial areas.
• Adopting a complete streets policy for the city to ensure that roadways provide adequate
space for multiple modes of transportation.
• Encourage employers in the city to provide incentives for their employees to carpool or
use other commuting modes.
• Include the cost of energy consumption in estimates of the impact new development will
have on the cost of providing public infrastructure and services.
• Encourage increased use of existing but underutilized infrastructure.

D

• Work with Metro Transit to ensure a guaranteed funding source that will support the
extension of bus service into the city.
Goal 2: Improve the efficiency of the city’s vehicle fleet to 8 miles per GGE by 2020 (currently at
6.5 miles per GGE).
Strategies:
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• Train city employees on efficient driving techniques, including trip-chaining and tripaggregation.
• Encourage the use of telecommunication or video conferencing for meetings when
appropriate.
• Adopt a proactive maintenance policy to ensure city vehicles are running as efficiently as
possible.
• Adopt a no-idling policy for city vehicles.

• Develop a plan to phase-in more efficient vehicles.

• Consider pilot programs for vehicles that run on cleaner alternative fuels such as
biodiesel and natural gas.
• Provide incentives for employees who commute by modes other than single occupant,
conventionally-powered and conventionally-fueled vehicles.
• Continue to purchase vehicles that operate on CNG (Compressed Natural Gas) when
warranted by their operational needs.

BUILDINGS
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Buildings use energy for heating and cooling and to power machines, lights, computers, and
other electronics. Couple building energy use with the fact that buildings are around for decades
if not hundreds of years, and the energy used over the life of the building can far exceed the
energy used in the materials and construction of the building.
This section generally addresses energy use within buildings, including the three primary
building types of commercial, industrial, and residential. Agriculture (industrial) and some civic
uses such as parks and recreation (commercial) are not building-specific, but in many cases the
strategies that apply to one sector will apply to the other two. As with transportation, this section
will first look at city-wide data and then look at the City of Papillion’s operational data before
outlining goals and strategies.

City-Wide Data
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Energy used in buildings in urban areas typically comes from two sources: electricity and natural
gas. Figures 5.15 and 5.16 compare the expenses and use of energy by resource. Energy use
in the commercial, industrial, and residential sectors is primarily tied to electricity and
natural gas and accounts for about 75% of energy used in the city. This figure is consistent
with Sarpy County as a whole, but the breakdown within that 75% is much different. In Papillion
more energy is used for residential and commercial buildings than industrial.

Figure 5.15 – Graph showing the breakdown of
the sources of energy used in the City of
Papillion.

Figure 5.16 – Graph showing the breakdown of
the money spent on energy in the City of
Papillion.

As shown in Figures 5.17 through 5.20 below (and previously in the energy use by sector profile
in Figure 4.5), the residential sector is by far the largest energy consumer. The industrial sector
is typically the largest energy consumer in Nebraska and the U.S., but given the small amount
COMPREHENSIVE PLAN 2020
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of industrial land use in Papillion it is not surprising that this sector is a relatively small
component of the city’s energy profile. The graphs in Figures 5.17 through 5.20 show the
breakdown of expenses for and use of electricity and natural gas in each of the commercial,
industrial, and residential sectors for 2010.

Figure 5.17 – Breakdown of the end-use
sectors for electricity in Papillion.
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Figure 5.18 – Breakdown of the end-use
sectors for electricity expenses in Papillion.

Figure 5.19 – Breakdown of the end-use
sectors for natural gas in Papillion.
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Figure 5.20 – Breakdown of the end-use
sectors for natural gas expenses in
Papillion.

D

The data shows that the City of Papillion should concentrate its energy conservation efforts and
policies on the residential sector, which is the largest consumer of natural gas as well as the
largest consumer of electricity. This is consistent with the fact that residential land use also
dominates Papillion’s development. The benefits of residential energy efficiency are
considerable, as every dollar saved in a resident’s wallet is often spent back in the local
economy supporting local businesses and creating local tax revenue.
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Like transportation, even though Papillion’s energy consumption per capita is better compared
to other jurisdictions (see Figure 4.3, above), there is a rising trend in both electricity and natural
gas use. This is especially true when compared to 2009 when the recession caused a reduction
to energy consumption across the country. Combining rising consumption with rising prices for
these utilities will cause the cost to residents to climb at an accelerated pace. Therefore it is also
in the best interest of the city to explore mechanisms that will limit the growth in overall energy
consumption across the city. The graphs in Figures 5.17 and 5.19 illustrate the annually rising
consumption of electricity and natural gas.

Figure 5.21 – Graph showing total
overall annual electricity consumption
in Papillion from 2008 to 2011. There
is a slight increase over time.
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Figure 5.22 – Graph showing total
overall annual natural gas
consumption in Papillion from 2008
to 2011. There is a slight increase
over time.
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City Operations Data
Compared to the city-wide energy consumption, Papillion’s city operations are performing quite
well. While the city’s population has continued to grow, the city government has not grown. In
fact, the city used about 20% less natural gas in 2010 and 2011 than in 2008 and 2009. This
reduction may be related to the fact that average annual temperatures in 2010 and 2011 were
0.8% and 1.6% higher than the 30-year average normal, respectively. However, without a
similar trend in city-wide natural gas use, it is more likely that recent energy conservation
measures have had an impact on natural gas use. The graphs in Figures 5.23 and 5.24 show
the annual electricity and natural gas consumption for city operations in recent years.

Figure 5.23 – Graph showing
total overall annual electricity
consumption for the City of
Papillion’s operations from
2008 to 2011.
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Figure 5.24 – Graph showing total
overall annual natural gas
consumption for the City of
Papillion’s operations from 2008 to
2011.

The recent drop in natural gas consumption is especially apparent in the 2011 energy
consumption and expense profiles for city operations. Electricity dominates the energy profile for
city operations, followed by transportation. The graphs in Figures 4.26 and 4.27 illustrate this
point.
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Figure 5.25 – Graph showing the profile for
the type of energy consumed by the City of
Papillion’s operations in 2011.

Figure 5.26 – Graph showing the profile for
energy-related expenses by the City of
Papillion’s operations in 2011.

The data indicates that Papillion will have the greatest return on its investment by focusing on
ways to reduce electricity consumption, which accounts for 61% of the energy it uses and 74%
of the money it spends on energy. Electricity is also the only one of the three sources for which
the expenses are a larger percentage of the total than the consumption, meaning the city
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spends more on electricity yet gets less energy for its money than natural gas or transportation
fuel.
Goals and Conservation Strategies
When considering strategies related to energy efficiency in buildings, there is a common
perception that energy-efficient buildings are more expensive to build; a perception that can
affect behavior. In fact, creating an energy efficient building simply involves making different
choices, and often costs about the same as a building created with traditional construction
methods and materials. Another possible challenge is the large number of “green” building
standards available. There are many: U.S. Green Building Council’s LEED system, the U.S.
Environmental Protection Agency’s ENERGY STAR system, the federal HOME STAR program,
net zero buildings, passive buildings, the Living Building Challenge, and so on. Regardless of
what program or standards are used, designers and builders can use these tools to make
choices that improve energy efficiency in buildings.
Goal 3: Reduce the percentage of total energy used for residential buildings and the percentage
of land used for residential buildings.
Strategies:
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• Review and evaluate impact of adopting codes that require use of more energy efficient
measures than the current code and would support energy efficiency upgrades to new
and existing buildings of all types.
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• Educate homeowners and developers on practical energy efficiency measures,
alternative energy codes, and the standards used within green building frameworks.
• Promote best practices related to building energy efficiency, including building systems,
effective siting and landscaping, and renewable energy integration.
• Identify, evaluate, and remove barriers to construction of buildings that are not dependent
on the grid for their energy.
• Encourage residential and commercial energy evaluations and upgrades.

Goal 4: Increase the number of buildings in Papillion built to LEED or equivalent standards.
Strategies:
• Educate and train building owners and developers on the available energy efficiencyrelated frameworks and support their use through training, programs, or processes
• Consider using an energy efficiency framework for the next city building to be constructed
or renovated as an example project for Papillion residents.
Goal 5: For city operations, minimize increases in natural gas consumption levels.
Strategies:
• Evaluate building temperature set points during the heating season
• Automate temperature control for new buildings and consider retrofitting existing
buildings.
• Increase insulation levels on new buildings and consider retrofitting existing buildings.
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Renewable Energy
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Goal 6: For City operations, reduce electricity consumption by 20% by 2020.
Strategies:
• Engage with OPPD’s Lighting Incentive Program to complete an audit of the lighting in
city buildings and consider completing retrofits using the incentives available through the
program.
• Assess the potential to save electricity by upgrading street lighting to more energy
efficient bulb types.
• Adopt policies or technological solutions to shut down computers and computer
peripherals overnight and on the weekends.
• Create and install point of use prompts that remind city employees to turn off lights when
not in use.
• Conduct an audit of city building systems and develop a plan for upgrading building
mechanical equipment. Oftentimes the oldest equipment is the least efficient and should
be replaced first.
• Evaluate building temperature set points in the summer and adopt curtailment measures
to help reduce the city’s demand charge for summer peak. Examples include: shutting
blinds and keeping lights off during the day to limit heat gain and reduce load on cooling
equipment.
• Incorporate energy standards into the city’s purchasing policies and give preference or
extra consideration to equipment that carries an Energy Star or equivalent label.
• Replace all incandescent bulbs in city buildings with compact fluorescent bulbs or LED
bulbs.
• Develop a policy around the use of employee “convenience” items (e.g., space heaters,
phone chargers, coffee pots, microfridges) that increase electricity loads and draw
phantom loads.
• Benchmark the city’s buildings using the Department of Energy’s ENERGY STAR
system and use it to track progress on energy efficiency.
• Research partners, such as energy service companies, to help with energy efficiency
upgrades.
• Increase telecommuting options, where appropriate.

As hot a topic as renewable energy is, energy conservation is truly the more immediate solution
to address energy challenges and rising energy costs. However, in the long term, renewable
energy sources must become a greater component of available energy sources because energy
will continue to be needed even as non-renewable sources—such as oil, coal, and natural
gas—are depleted.
Electricity
In terms of electricity, Nebraska is strictly a public power state, and the Omaha Public Power
District (OPPD) provides all of the grid-connected electricity in Papillion. The electricity on
OPPD’s system is supplied by a variety of sources, including a nuclear power plant. Based on
OPPD’s 2011 annual report, it produces a total of 3,222.7 MW and purchases about 142.4 MW
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from renewable sources. According to that annual report, OPPD hopes to increase its
percentage electric power generated by renewable resources.
Due to the terrain and ecosystems throughout Sarpy County, it is difficult to site a large-scale
wind or solar photovoltaic (PV) project anywhere in the county, including Papillion. However,
there are opportunities for distributed systems at the neighborhood or building-level. Recent
advances in solar PV technology and rising electricity prices will make distributed generation via
solar PV more economically viable. Papillion and its residents can look to this technology as a
good option to help offset some of the use of electricity from OPPD’s grid.
Small-scale wind projects, although possible, may not be as viable as distributed solar PV in
terms of electricity generation. There are many available wind turbine designs suitable for urban
areas and there may be viable applications for these throughout Papillion at the scale of a retail
development, neighborhood, or residence.

D

A more remote possibility is the use of the West Papillion Creek reservoirs and Papillion Creek
to operate micro-scale hydroelectric generators. Such projects would need to overcome many
challenges in terms of the design and environmental impact as well as involve a wide range of
stakeholders including OPPD, the Natural Resources District, and any downstream riparian
owners.
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Natural Gas
In terms of natural gas, Black Hills Energy is the primary provider in Papillion, although
Constellation New Energy provides some natural gas as well. One alternative to these
traditional natural gas sources is the Sarpy County Landfill. The landfill is currently fitted with the
equipment to flare the natural gas, although past analyses have determined that capturing and
selling that supply is not cost effective. However, the city may determine that it wants to make
use of this nearby resource and lead a coalition to capture it for resale. Another option would be
for Papillion to pay for the infrastructure to use that natural gas in return for a long-term fixed
price contract with the utility to guard against volatile natural gas prices. The feasibility of this
option would depend on how closely the landfill’s natural gas output matches the needs of city
operations.
Additional Alternatives
While electricity and natural gas are two of the primary sources of energy used in Papillion,
there are other options for renewable energy use, including transportation. As mentioned in the
strategies for transportation, one option for renewable transportation energy are biofuels.
Biofuels such as diesel can be made from waste cooking oils that might otherwise end up in a
landfill. Papillion can either operate its own diesel vehicles using biofuel, or else support the
production of biofuels within city limits.
Solar energy does not always have to be captured as electricity. The record hot summer of
2012 is a reminder that the sun can also be used for direct heating. Solar hot water systems are
actually very efficient means for producing hot water in homes and businesses.
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Finally, although it is not strictly a renewable energy source as it requires electricity, geothermal
or ground source heat pumps often prove to be more efficient and cost-effective than traditional
furnaces and air conditioners.
Goals and Strategies
Goal 7: Increase the number of buildings within Papillion’s jurisdiction that incorporate some
form of renewable energy.
Strategies:
• Evaluate city building and zoning codes to identify regulations that might inhibit or prohibit
incorporation of renewable energy into buildings (e.g., rooftop solar PV).
• Consider a policy that renewable energy projects on buildings will be considered for
appropriateness but not prohibited as a matter of regulation.
• Identify opportunities to educate the public on how renewable energy generation works
with new and existing buildings, and host or support events that give the public access to
this information.
Goal 8: Develop a plan for incorporating renewable energy resources into city operations.
Strategies:
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• Periodically reassess the use of landfill gas from the Sarpy County Landfill.
• Identify likely future locations for renewable energy pilot projects, such as rooftop solar
PV and hot water, small-scale wind generation, and other sources.
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• Consider working with students and professionals involved in the research and
implementation of renewable energy technology to help develop the city’s renewable
energy plan.
• Continue dialogue with OPPD and natural gas providers to work together on mutual
renewable energy goals.

CONCLUSION

The data collected show that Papillion has a head-start on per capita energy consumption
compared to other communities, but that expected growth in and around the community could
lead to increased consumption through land use changes and growth in vehicle miles travelled.
As a community, Papillion is well-situated to take control of its energy future by remaining
mindful of the potential for increased energy use that typically accompanies growth. Papillion
must look to strategies that help the community develop efficiently such as mixed-use
development, destinations connected by multiple modes of transportation, and encouraging
energy efficiency and innovation in all end use sectors, especially residential.
Administratively, Papillion’s city operations have demonstrated in the past, and present, an
ability to improve energy efficiency. Papillion’s city operations should continue to look for ways
to improve the efficiency of the vehicle fleet, but will realize maximum returns by taking action to
reduce electricity consumption, which is the city’s largest energy source and largest energy
expense.
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PARKS AND OPEN SPACE

This chapter focuses on the key elements that signify a high quality of life: recreation and
cultural amenities. These opportunities are also key to bringing new families to a community.
Papillion has been proactive in making improvements to its existing parks, expanding current
facilities, and exploring the opportunity to build new amenities. The first part of the chapter
focuses on the existing parks and recreational facilities, while cultural amenities are emphasized
in the latter half of this section. In early 2020 the City of Papillion began working on a new Parks
and Recreation study to replace the previous one that was completed in 2012. This section of
the Comprehensive Plan will provide an overview of the system, but the Parks and Recreation
study should be referenced for more detailed analysis of individual parks. This section will
consider current levels of service in the existing system, and will identify park and recreation
facility development needs.
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NEIGHBORHOOD PARKS
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Neighborhood parks are considered the basic unit of a community's park system and supply a
recreational and social focus for residential areas. This type of park should provide space for
informal active and passive recreational activities. The typical service radius for neighborhood
parks is between 1/4 and 1/2 mile. Neighborhood parks are typically between five and 10 acres
in size. Parks in this category include:
Cottonwood Park – Duram Drive and Oakwood Drive
Located in Papillion's Cottonwood neighborhood, this park features picnic shelters, picnic
tables, playground, and swings.
First Street Plaza – 1st Street and Washington Street
Located in the downtown area, First Street Plaza provides modern ADA-compliant bathrooms to
the downtown historical district. The plaza has a small splashpad and a stage setup that is used
for community events and gatherings. Also found here is a B-Cycle station where residents can
rent a bicycle to explore the downtown area or ride on the adjacent West Papio Trail.
Garden Street Park – 3rd Street and Garden Street
Neighborhood park with playground.
Glenwood Hills Park – Corn Drive and Glenwood Avenue
Located in the Glenwood Hills neighborhood, this park features a picnic shelter, playground,
basketball court, walking path, and special exercise features. Park also includes a large open
grass area, perfect for a range of activities.
Monarch Place Park – Cedardale Road and Beechwood Avenue
This park includes a picnic shelter, playground, basketball court, bridge, and baseball/softball
backstop.
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Overland Hills Park – 1200 Overland Trail
This park includes a picnic shelter, playground, baseball/softball backstop, basketball court and
open green space.
Overland Hills 5 Park – Devon Drive and Apache Circle
This small neighborhood park includes a picnic shelter and benches.
Seventh Street Park – 700 E Seventh Street
Located across from Tara Heights Elementary School, this park includes a playground and
picnic area.
Tara Hills Park
This park includes a playground, shelter and courts for basketball, volleyball and tennis. This
park connects to a trail that runs around the Hunters Crossing neighborhood and to Schwer
Park.
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Trumble Park
This small park is located south of Trumble Park Elementary School and includes a variety of
playground features.

COMMUNITY PARKS
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Community parks typically include areas of diverse use and environmental quality. Such parks
meet community-based recreation needs, may preserve significant natural areas, and often
include areas suited for intense recreation facilities, such as athletic complexes. The typical
service radius of a community park is approximately 1 to 2 miles. Typical criteria for community
parks include:
• Adequate size to accommodate activities associated with neighborhood parks, but with
space for additional activity.
• A special attraction that draws people from a larger area, such as a swimming pool, pond
or lake, ice skating rink, trails, special environmental or cultural features, or specialized
sports complexes.
Parks in this category include:
City Park – Lincoln Street and Washington Street
City Park is six acres of mature trees, open spaces and a play area for children. City Park is the
home of the annual Papillion Days celebration each June, as well as the Papillion Farmers
Market each summer. During the winter, it is a sparkling display as part of the city's holiday
lights. Amenities include: bandstand, Boy Scout cabin, picnic tables, playground equipment,
pavilion, restrooms, and walking path.
Clarence Petersen Fields – 1001 E. 1st Street
The complex includes two baseball/softball fields and baseball softball practice field space as
well as picnic shelters, restrooms, and a walking trail.
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Halleck Park – 600 E Halleck Street
Halleck Park is 70 acres of parkland that includes extensive walking trails, athletic fields,
playgrounds, shelters and a large pavilion. In 2010, the Halleck Park Arboretum became an
affiliate site of the Nebraska Statewide Arboretum. The renovated Halleck Park Lake is stocked
with fish numerous times during the year.
Hickory Hill Park / Hickory Estates Park – E Centennial Road
Hickory Hill Park and Hickory Estates Park are connected and run along Centennial Road from
72nd Street to Beadle Street. The parks include open green space, trail, as well as picnic and
playground areas.
Papillion Soccer Complex – 400 W. Lincoln Street
This complex includes 15 soccer fields, 2 backstops for baseball/softball, restrooms, picnic
shelter and tables, as well as access to the West Papio Trail.
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Papio Bay Aquatic Center – 815 E Halleck Street
The aquatic center includes a zero-depth swimming pool, slides for various ages, sand play
area, wading pools, diving boards, and heated water throughout.
Papio Bay Recreation Area – End of E Halleck Street
Located adjacent to Halleck Park and Papio Bay Aquatic Center, this area includes four
baseball/softball fields, and a large open green space for practice field.
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Papillion Landing – 1046 Lincoln Street
The City of Papillion is recently constructed a new community center and field house. The new
home of the Recreation Department houses year-round recreational activities and offerings for
residents of all ages.
Schwer Park – 702 W Centennial Road
Schwer Recreation Area is home to a seven-acre fishing lake and a popular splashpad. A
walking trail around the lake, restrooms, playground area, and a large pavilion are included.
Veterans Park – Monroe and Halleck Street
Veterans Park is a tribute to military veterans past and present.

SPECIAL-USE PARKS
Parks classified as “special use parks” serve unique needs of a community. This type of park
does not neatly fit within the other park categories that are based on size and service radius.
Special use parks serve community-wide needs but may only attract a smaller percentage of the
overall community to them. Examples of special-use parks includes:
Eagle Hills – 501 Eagle Hills Drive
Eagle Hills Golf Course is located on 193 acres in eastern Papillion. The facility opened in 2000
and is in good condition.
Prairie Queen Recreation Area – 132nd Street and Hwy 370
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Constructed by the Papio-Missouri River Natural Resources District, Prairie Queen Recreation
Area provides flood control protection to Papillion while offering an area for residents to hike,
bike, boat and fish. This rec area includes 335 acres of green space and 135 surface acres of
water. A four-mile trail loop connects to Lincoln Road, with walking and bike access to Werner
Park.
Walnut Creek Recreation Area – 96th Street and Highway 370
This is a 450-acre mixed-use recreation area with a 105-acre reservoir that includes RV
camping, fishing, hike/bike trial, picnic sites, playground, boating, a leash-free dog exercise
area, and equestrian trail.
Tara Hills Golf Course – 1410 Western Hills Drive
Tara Hills Golf Course is a 132 acre, 18-hole golf course. The clubhouse was built in 1994 and
renovated in 2012.

TRAILS
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Trails are typically 8’ or greater in width and are both recreational and commuter in use. Both
are quality of life amenities that Papillion residents have come to expect and what will attract
new residents. They provide networks throughout the community and connect to other areas of
the metro area.
The existing Papillion Parks Plan and the Sarpy County Regional Trail Plans both outline future
trails. Additional trail discussion is included in the Transportation section.
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Figure 6.1 – Parks and Trails Network
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HOUSING

HOUSING DESCRIPTION
Housing is a key component to future growth and opportunities available around communities. A
growth-seeking community must continually invest in its housing stock to ensure that an
adequate supply is available to meet market demands for housing types, amenities, and price
points. This section includes Papillion housing statistics such as age, median home value,
tenure, and housing costs. This information shows current housing strengths and areas for
improvement.
Housing Age
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Historically as the Papillion population grew, housing development followed. However, 20002009 saw a significant drop in housing growth, failing to keep up with previous trends. Halfway
through the current decade, housing development accounts for 23.1% of all housing units.
16.4% of all housing units are over 50 years old. While the age of a home is not inherently a
negative characteristic, older homes typically require greater care and improvements to meet
the needs of current home buyers. The ability of Papillion to grow its population is contingent
upon many factors with quality of diverse housing stock near the top of that list.

Figure 7.1 – Age of All Housing Units: Single-Family & Multi-Unit

Households by Type
While almost all household categories increased, married couples with children has declined
highlighted by the lower average household and family sizes. Non-family households grew by
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58.05% and of those living alone grew by 62.9%. This is an indication of elderly and younger
individuals.
Household Type

2000

2010

Change
(2000-2010)

% Change
(2000-2010)

Total Households
Family households
Married couples
With related children under age 18
Female householder, no husband present
With related children under age 18
Nonfamily households
Living alone
Average household size
Average family size

5,505
4,337
3,704
2,147
487
358
1,168
957
2.90
3.30

6,925
5,079
4,122
1,928
698
522
1,846
1,559
2.68
3.15

1,420
742
418
-219
211
164
678
602
-0.22
-0.15

25.79%
17.11%
11.29%
-10.20%
43.33%
45.81%
58.05%
62.90%
-7.59%
-4.55%

Figure 7.2 – Households by Type
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Households Trends by Type
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All housing types nearly doubled the number of units between 1990 and 2010. Ratio of owneroccupied units versus renter-occupied units remained constant at nearly 70% versus 30%,
respectively. Owner-occupied housing vacancy remained constant while renter-occupied
vacancy rate nearly doubled in this period.
UNITS

Total Housing Units
Single Family
Duplex/Multi Family
Mobile Homes
Boats, RV, Van, etc.
Occupied Housing Units
Owner-Occupied Units
Renter-Occupied Units
Vacant Housing Units
Owner-Occupied Vacancy Rate
Renter-Occupied Vacancy Rate

1990

2000

2010

3,478
2,795
669
14
3,372
2,274
1,098
106
1.2%
4.9%

5,716
4,399
1,311
6
5,505
4,040
1,465
246
1.1%
9.9%

7,202
5,477
1,709
16
6,925
4,829
2,096
315
1.2%
8.2%

Figure 7.3 – Housing Trends by Type

Housing Tenure
The relationship between owner-occupied units (67.7%) and renter-occupied units (32.3%) is an
ideal mix. A good stock of rental opportunities can be an asset for community growth. Rental
options facilitate growth by providing turn-key living arrangements for newcomers to the
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community and offer an opportunity to save for the transition into home ownership. Rentals also
offer the ability to live without the burden of property maintenance and upkeep, which can be
important for elderly and young residents alike.
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Figure 7.4 – Housing Tenure

Owner-Occupied Unit Values

Papillion’s median home value of $167,200 is in line with the Sarpy County estimate of
$167,600, and significantly higher than that of the statewide estimate of $137,300. The majority
of homes in Papillion (83%) are valued between $100,000 and $299,999. New housing
investments along with programming to improve the existing housing stock will help to provide
more housing options for new and existing residents.
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Figure 7.5 – Owner-Occupied Unit Values

Owner Housing Costs
The U.S. Census defines monthly housing costs as the total cost of owning or renting a home—
mortgage or rent, taxes, insurance, and utility costs. A monthly housing cost in excess of 35% of
household median income is considered to be a burden to the household. For owners, the
median monthly cost of ownership was $1,473 in 2016. An estimated 10.6% of households have
a housing burden, while 73.4% of households spend less than 25% of their household income
on housing costs. A low housing cost provides additional discretionary income that can be
applied towards savings, additional investment in the home, or in the local economy. Having
such a high percentage of household well below the burden level is a positive economic
indicator for the community. This number also suggests a number of households are living
“below their means” and would have the ability to upgrade housing if provided the option.
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Renter Housing Costs

Figure 7.6 – Owner-Occupied Unit Housing Costs

The U.S. Census defines monthly housing costs as the total cost of owning or renting a home—
mortgage or rent, taxes, insurance, and utility costs. With a median rent of $829, Papillion is
lower than the median rent for Sarpy County ($899) but much higher than that of Nebraska
($745). With a higher median rent, some renters in Papillion experience more difficulty with
affordability of housing. A monthly housing cost in excess of 35% of household median income
is considered to be a burden to the household. An estimated 20.9% of renters experience a
housing burden, with gross rents exceeding 35% of their household median income. With 37.7%
of renters paying less than 20%, there is some opportunity for higher-quality rental options with
a higher lease rate.
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Figure 7.7 – Renter-Occupied Housing Unit Costs

SPECIALTY HOUSING
Assisted Living Centers

Assisted and senior living centers are an important amenity for a community’s sustainability.
Providing housing choices for retired, elderly, or handicapped individuals is vital to community
growth of all ages. Facilities within Papillion providing independent and/or assisted living
include:
•
•
•
•
•
•
•

The Wellington Senior Living - 501 East Gold Coast Road
Hillcrest Country Estates – 6021 Grand Lodge Avenue
Welcov Assisted Living at Papillion – 801 North Adams Street
Trinity Village – 522 West Lincoln Street
Hillcrest Shadow Lake – 1507 East Gold Coast Road
Trinity Courtyard – 620 West Lincoln Street
Papillion Manor – 610 South Polk Street

FUTURE HOUSING NEEDS
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The future housing needs for the City of Papillion will need to address a greater variety of
household sizes and choices to support a viable community which desires safe, affordable and
walkable neighborhoods. Many demographic projections depict smaller households with up to 8
of 10 households being childless. This combined with changing transportation modes will affect
future functionality of the built environment. Specifically, the residential sector. Missing Middle
Housing is one strategy that consists of a range of smaller housing typologies focusing on filling
the housing void that is suited to household sizes of fewer individuals.
Missing Middle Land Use Strategies
The neighborhood center mixed-use node is intended to service adjacent residential areas, lie
along or near the ridgeline boulevard, and be accessed via the greenway network. Large-scale
grocery stores and drive-up fast food restaurants are allowed within this node, as well as other
stores whose type and scale are appropriate to serve the surrounding neighborhoods. Major
retail and discount “box” stores designed to serve a large section of the city are generally not
encouraged at these nodes. Office, medium-density residential, and civic uses are also allowed
and encouraged in the neighborhood mixed-use node area.
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One of the major impediments to Missing Middle infill housing nationwide is Euclidean zoning,
where land use and building typologies are segregated into different zones. These Euclidean
zones are focused on producing the housing types that have become familiar in Papillion: single
family homes, duplexes, or multi-family complexes with little to no mixing of the types. Although
Papillion has several flexible zoning districts, the greatest amount of residentially zoned land
within the corporate limits and ETJ is zoned or programmed for single family homes with no
diversity of housing types.
If the City of Papillion wants to encourage the greatest amount of Missing Middle type of
development, the city must address impediments to small developers, who are the group most
likely to implement Missing Middle housing. This group’s largest impediment is access to
financial resources and time spent dealing with the regulatory process, which can add more to
the total project costs.
Rezoning or seeking variances could allow Missing Middle developments in certain areas, but
the time and cost involved in successfully navigating these processes is prohibitive to smallscale developers.
Below are actions items that the city can encourage in order to make Missing Middle
developments more easily accessible:
• Create a new Missing Middle Special Use process within the existing zoning code;
• Create a Missing Middle Overlay zone near the proposed Regional Transit Corridor or
along major transportation corridors to streamline the regulatory process;
• Provide Missing Middle zoning regulators within the Mixed Use Nodes identified as a
permitted use.
Key to all of these strategies is a clear understanding of where it is most appropriate to
introduce this type of housing. The most ideal locations for Missing Middle housing typologies
are at the following locations:
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• Along major transportation corridors, where Missing Middle housing can serve as a
transition between busy thoroughfares and neighborhoods on internal streets;
• At the edges of single-family residential neighborhoods adjacent to other more dense
uses and building typologies, so as to provide a transition between land uses;
• Within a certain distance of transit and transportation alternatives such as bus, bus rapid
transit;
• A limited number of typologies within single-family neighborhoods, e.g. accessory
dwelling units or duplexes.

D

The next challenge is to identify the appropriate zones for Missing Middle housing. Single family
zoning districts (RE, R1 & R2) do not generally allow Missing Middle housing types. In the
Urban Family Residential district (R3) duplexes and townhomes are permitted however, the
maximum densities are not close to ideal due to demanding lot coverage and setback
requirements. This regulatory burden makes Missing Middle development difficult to achieve
within the R3 district. The Multiple-Family Residential district (R4), is better suited for Missing
Middle as all housing types are permitted; however, lot coverage, setback requirements, and
site area per housing unit requirements generally discourage Missing Middle Development.
New zoning options will be needed to encourage and promote Missing Middle housing
topologies. Because Missing Middle is also a typology that is also beneficial with infill
development efforts, it is essential to assure compatibility with surrounding land uses and
neighborhoods.
Sarpy County Housing Study
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The Housing Foundation for Sarpy County has developed a county-wide housing study that
includes strategies for housing affordability initiatives for Sarpy County. The City of Papillion
was a participant in this plan.
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***NOTE: This element was carried over from previous work efforts and will be updated as a
separate work effort.

A DESTINATION FOR COMMUNITY
This chapter examines the unique possibilities inherent in Papillion’s traditional town center and
presents a program that can realize its potential to provide a distinctive and prosperous urban
place for Papillion and the surrounding region.
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Papillion’s traditional town center grew where the Union Pacific’s original main line once crossed
present-day Washington Street, the north-south section line road that proved a vital
transportation link to the north. The railroad built its small depot at this crossing, and the
emerging town’s nucleus grew from this seed. Gradually, as people moved along the
Washington/84th Street corridor by automobile and, for a time, the state’s only substantial
interurban trolley, major commercial and residential development grew north away from
Downtown Papillion, a pattern that started after 1960 and continued for four decades. During
this time, Highway 370 emerged as the east-west regional main street of Sarpy County, and
also brought significant suburban residential, commercial, and institutional growth with it,
epitomized by the move of Sarpy County government out of the center of town. Through it all,
downtown endured maintaining a certain small town charm, but increasingly became the subject
of controversy about its future.
Papillion’s last two comprehensive plans, in 1992 and 2002, investigated the changing role of
the traditional downtown in view of surrounding development and economic patterns. The first
plan, addressing a debate about whether downtown could or should be Papillion’s primary
commercial center, suggested the idea of a new employment/commercial core, potentially
located at 6th and Washington Street (now the Target and Home Depot sites) or 72nd and 1st
Street (now the Papillion Business Park) with the traditional center re-imagined as a specialty
district. The 2002 plan introduced the concept of a major mixed use center northwest of 84th
Street and Highway 370, along with a more developed special district concept for the traditional
downtown. This concept featured “Piazza Papillion,” redeveloping the Public Works facility and
surrounding property, east of Adams Street along the West Papio Creek, with a pedestrianscaled mixed use project and public square. The plan also called for improvement of the
Washington Street streetscape (now completed between 1st and 3rd Street), promenades along
the creek, a new trail bridge over the creek to link the Piazza with the West Papio Trail, an
enhanced Washington Street bridge, better connectivity between City Hall and the Public
Library, and other improvements.
Now, in the second decade of a still new century, citizens’ opinions about downtown Papillion
and appreciation of its character and potential have crystallized. Since 2002, the development
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and popularity of pedestrian-oriented developments like Midtown Crossing, Aksarben Village,
Village Pointe, and, in Papillion, the main street core of Shadow Lake Towne Center, have
caused people to look at the city’s venerable center as an asset. Community entrepreneurs
have succeeded with new retail businesses downtown, which in turn have generated demand
for contemporary space. And projects like Werner Park and Southport have brought more
outside visitors and metropolitan area residents to Papillion and neighboring La Vista. A new
excitement about urban living in the metropolitan market opens new opportunities that a
genuine town center in a neighborhood context can utilize for the benefit of the entire city. This
chapter presents a program that will help Papillion take advantage of these trends and
preferences.

Downtown Papillion: Assessing the Opportunities
Identifying development possibilities for downtown Papillion starts with a review of the district’s
assets, features, and issues. This review considers three environments that define the quality
of the district: the physical, transportation, and market environments.

D

The Physical Environment
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Physical Dimensions
Downtown Papillion presents the unusual characteristic of a bifurcated downtown, separated by
a significant stream and floodplain. While the primary main street pattern extends for only one
block along Washington between 1st and 2nd Street, the overall central district is relatively large.
The central district corridor extends one block east and west of Washington Street between 4th
Street on the north and Grant Street on the south, with extensions west of Adams on the north
side of the creek; east of Jefferson Street along 1st Street to Beadle Street; and east of
Jefferson Street along Lincoln Street to Monroe Street.
Building Use and Patterns
Within its relatively large land area, Downtown displays several different use and development
patterns. These include:
• The traditional main street environment along 1st and 2nd, with one and two-story buildings
with a continuous build-to line along the right-of-way. The main street pattern
eating/drinking establishments.
• The civic campus, City Hall and the Public Library, along with the historic Sautter House
and Portal School, make up a two square block campus between 2nd and 4th between
Washington and Jefferson. The Public Works yard and Fire Station are on adjacent sites
west of Adams Street along the creek. Funds have been allocated for the relocation of
the inadequately Sized Public Works Maintenance Facility, eventually opening its site for
redevelopment.
• Commercial edges. Street frontage along Washington Street north and south of the main
street segment reverts to an auto-oriented pattern of free-standing commercial buildings.
• Frame areas. A variety of automotive or light industrial uses in small buildings line 1st
Street east of Jefferson Street north of the creek. South of the West Papio, land on the
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north side of Lincoln Street to Halleck Park is used for commercial recreation, with
industrial uses and bus storage on the south side.
• Parks. City Park and Halleck Park flank the town center district on either side of
Washington Street. City Park is within the downtown area, while Halleck Park is
connected by Lincoln Street and the West Papio Trail.
The West Papillion Creek Floodplain
The creek and its relatively wide floodplain are major determinants of the downtown
environment. Some built-up areas, most significantly on the south bank, are within the 100-year
flood zone. The levee built during the 1990s to provide flood protection has been decertified
because of recalculated flood elevations resulting from upstream runoff caused by urban
development. The creek and floodplain also act as a barrier between the two sides of the
district, reducing the walking distance synergy between retail and service businesses.

D

Historic 100 Block
The 100 block of Washington Street is a well-preserved row of one- and two-story buildings,
complemented by a recent streetscape project executed in 2007. Some storefronts have been
altered over time. This block establishes a defining image of Papillion as a main street district,
and its restoration in a highly visible location could be a catalyst for additional development and
property improvement.
Available Development Sites
The downtown environment includes several sites that are underutilized and present significant
enhancement or development potential. These include:
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• The vacant Public Works yard and adjacent sites. The adjacent Fire Station is also
obsolete and is likely to need replacement. The parts salvage yards north of the Public
Works facility presents an unattractive view from City Park across the creek, and presents
another downtown development opportunity.
• 4th and Washington. This site, with two houses located between First Lutheran Church
and O’Reilly Auto Parts is being marketed for commercial development.
• 2nd and Adams. Possible redevelopment site on the southeast corner along with a large
site with a small office structure directly across the street to the north.
• South sites. These include possible new development along the north side of Lincoln
Street east of Gene’s Auto; possible redevelopment south of Lincoln Street at the former
Performance Motors facility on the southeast corner of Washington and Lincoln; and a
vacant used car sales site at Adams and Lincoln.
The Transportation Environment
Washington Street
North-south Washington Street (State Highway 85, and 84th Street outside Papillion) is the
district’s main street, a busy arterial with a 2016 average daily traffic (ADT) in excess of 21,000
vehicles per day. The street provides a narrow four-lane facility through Downtown Papillion,
with on-street parallel parking between 1st and 2nd Street. The Lincoln Street and 1st Street
intersections are signalized, and a left turn lane is provided at Lincoln Street.
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The Highway 85 designation links Highway 370 and Interstate 80, and establishes state
responsibility for maintenance and major capital improvements on the road. However, it also
restricts changes to the street section, realignments, traffic calming, graphics, and wayfinding.
Traffic volumes on Washington Street have been stable or slightly declining with completion of
96th Street, widening of 72nd Street, and declining commercial on 84th Street north of Giles Road.
Discussions about NDOR relinquishing control of Highway 85 to the City have occurred. If the
state highway designation were removed, constraints on modifications to Washington Street
may be loosened.

D

Washington Street’s signal spacing, volume, and multi-lane section create traffic flow conditions
that make pedestrian (and local vehicle) crossings very difficult north of 1st Street. This affects
the quality of the town center district, and creates a barrier between the west side of the district
and the civic campus. The existing bridge over the West Papillion Creek presents other
significant issues because its pedestrian accommodations are inadequate. This bridge will
require comprehensive rehabilitation or replacement at some time in the future. However, the
higher flood elevation on the West Papio Creek would require any new bridge structure to be
elevated several feet, which would likely have negative effects on adjacent development. A
mitigation plan is in effect to lower the flood elevations along the West Papio Creek, which
includes construction of multiple flood control reservoirs upstream, levee improvements, and
bridge elevations at other locations. Replacement of the Washington Street bridge should not
occur until after other mitigation projects have been completed and the current floodplain
elevations have been lowered.
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East-West Circulation
Downtown Papillion has reasonably good, if not continuous, access from the east and west. 1st
Street connects the center of the district to 72nd Street, but terminates in a residential
subdivision to the east. Lincoln Street is planned as a complete street with bicycle lanes
between 96th Street and 132nd Street, with similar improvements intended for the current
pavement between Washington Street and 96th Street. Just north of Downtown, the Cornhusker
Road/6th Street/Portal Road system links Olde Towne Bellevue and US 75 to 108th Street and
Giles Road and ultimately the Southport area and I-80.
Local Circulation
Despite reasonable regional access, local circulation within downtown is difficult, partially the
result of traffic flow characteristics along Washington Street. East-west pedestrian circulation is
challenging. In addition, local and truck traffic tends to use a drive between Runza and
O’Reilly’s as a short-cut between Washington Street, Jackson Street, and 6th Street, creating
congestion and occasionally blocking business access.
Trail and Bicycle Access
Downtown is located on the regional West Papio Trail, which now connects the Keystone Trail
with Walnut Lake and will extends to Millard and the 144th Street Trail. A 10 foot wide trail along
the north side of Lincoln Street connects downtown to Werner Park and the surrounding future
development areas. North-south access to downtown, dependent on the street grid, is
considerably more challenging. Currently, Downtown also lacks secure bicycle parking
facilities.
Parking
Public parking in Downtown Papillion is relatively limited, provided on-street, in the small lot
serving the Sump Memorial Library, on 3rd Street between Jefferson and Washington, and north
of the Junior High School. Individual Washington Street businesses have parking off alleys, but
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this space in the interior of blocks is not used efficiently. The largest business parking facilities
are the Runza lot, the Papio Bowl lot, and the Papio Fun Park lot along Lincoln Street.
The Market Environment
Regional Trends
Customer and development trends during the last ten years demonstrate a growing awareness
and popularity of mixed use urban districts. These suggest similar possibilities in Downtown
Papillion. Districts that suggest precedents for Downtown Papillion include:
• Downtown Omaha and the North Downtown development area – Residential
development in Downtown Omaha, starting in the Old Market, established the original
market for urban living and mixed use development and has continued since the first
major residential projects in 1980. More recently, the North Downtown development area
has combined innovative retailing, arts and cultural enterprises, housing, lodging, and
major sports and civic facilities.

D

• Midtown Crossing – This $300 million development, developed by Mutual of Omaha
adjacent to its headquarters facility, includes high-density apartment and condominium
development, major retailing and personal services, restaurants, entertainment, and a
major public open space. Midtown management has also included a series of public
events, including a Saturday market and concerts such as Jazz on the Green.
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• Aksarben Village – The Aksarben Village development features mixed residential, office,
retail, and entertainment uses. Like Downtown Papillion, it has excellent regional trail
access and has capitalized on the University of Nebraska at Omaha market and includes
residence hall development. Like Midtown Crossing, Aksarben Village’s management has
used public space to host public events and attractions, including concerts in Stinson
Park and a popular Sunday Farmers’ Market. The scale and components of Aksarben
Village are more applicable to Downtown Papillion than those of Downtown Omaha or
Midtown Crossing, and demonstrate the possibilities for a master development executed
by different builders.
• Major Shopping Centers – While not mixed use projects, both Village Pointe and
Papillion’s Shadow Lake Towne Center have successful pedestrian features that
demonstrate consumer preferences. Bellevue’s Twin Creek area also assembles more
conventional suburban development components with trails and pedestrian facilities into
a result with many of the features of mixed use development.
Sarpy County’s Evolving Market
The maturation of the Sarpy County market has been one of the metropolitan area’s major
development stories of the last decade. As a result, Sarpy County consumers now have a
variety of shopping choices close to home that were previously only available north of the
county line. This development trend is expected to continue in Papillion as a result of its central
location, transportation system, community initiatives, and positive business climate. Papillion
has especially benefited from these changes in the commercial market with major developments
like Shadow Lake Towne Center and Market Pointe. Other regional projects of note with
ongoing commercial development potential include Schewe Farms (Werner Park), Midlands
Place, Granite Falls Commercial and North Shore Commercial.
Unique Character and Location
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Downtown Papillion’s distinctive character and location place it in a particularly advantageous
position to provide the Sarpy County resident and visitor market with the kind of mixed use
urban district that has proven successful in other parts of the region. The county’s other
traditional main street districts – Olde Towne Bellevue and the traditional centers of Gretna and
Springfield – are too small and/or remote from the county’s population centers to serve this
potential demand. La Vista’s Vision 84 concept, proposing a new civic park on the La Vista Falls
golf course as a community resource and catalyst for adjacent mixed use development, is an
exciting proposition but requires large-scale redevelopment that will emerge over time.
Downtown Papillion is large enough to be a significant attraction, but small enough in scale for
individual projects to capitalize on existing markets.
Entrepreneur-Friendly Economics
Very large building projects involving new construction require high rents to make them feasible.
These conditions often restrict occupancy to national credits or well-established local
businesses. Traditional downtown districts, by contrast, have buildings that are often fully
amortized and provide affordable space for new business starts: a fertile ground for new ideas
and enterprise. This is the case of Downtown Papillion, which can provide the county with an
unparalleled opportunity to attract unique, local businesses.

D

GOALS FOR DOWNTOWN PAPILLION
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A program that effectively uses the assets of Downtown Papillion to take full advantage of the
district’s possibilities should address the following goals:
Strengthen Downtown as a Mixed Use Urban Environment
Downtown Papillion can both grow and provide a distinctive asset for the city and region by
maximizing its quality as an urban place. This traditional district has many of the ingredients of a
great district: a finely scaled albeit small main street district, important civic facilities, a signature
city park, and memorable public events such as Papillion Days. But these components have not
yet fully jelled to create a truly great place. A measure of a district’s urbanity is its ability to
encourage unplanned, positive human interactions, forming dense relationship networks that
spark vitality and creativity. Geoffrey West, a physicist who is developing field equations that
describe the workings of cities, describes the fundamental goal of city planning as “maximizing
interaction and minimizing distress.” This expresses a primary goal of a development plan for
Downtown Papillion.
Create a Self-Sustaining Business Investment Environment
The Downtown strategy should encourage new private investment and maximize the district’s
economic potential. It should support existing businesses, and reward productive investment in
buildings, new business starts, and other private sector decisions that strengthen the economic
and physical success of the district. Strategic investments in the public realm catalyze
productive growth and create a neighborhood economy that sustains itself and continues to
evolve. These investments should also preserve assets that distinguish the district from
competitors, such as its historic building facades, and should recognize the role of a traditional
downtown as an incubator for new ideas and businesses.
Make Downtown Papillion A Place to Go To, Rather Than A Place to Move Through
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Urbanity and experience grow when we slow down and leave our vehicles. Despite its positive
attributes, Downtown Papillion lacks a web of destination places, and its most frequently
experienced public feature’s (Washington Street) principal purpose is to move people through
the district to another destination. Successful districts are destinations as well as conduits, with
features that attract people to them, and encourage those passing through to return. The district
should provide its visitors with reasons to stop and return. Also, when a district is identified as a
destination in itself, people are less likely to demand parking at the front door of the business
that brought them there.
Maintain Neighborhood Connections and Remove Barriers
As an urban district, Downtown Papillion should maintain and develop easy walking and
bicycling access, and minimize barriers that discourage this access. Barriers take different
forms, and include traffic flow on Washington Street that keeps pedestrians from crossing the
street easily, few pedestrian paths and trail connections, wide intersections that are difficult to
negotiate, and a Washington Street bridge that is uncomfortable for able-bodied pedestrians
and people with mobility challenges. Improving pedestrian and bicycle access and providing
good pedestrian circulation actually reduces parking demand and increases overall customer
satisfaction, making it possible for people to park once and travel to more than one destination.
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Increase the Number of People Who Live Downtown
A key to successful urban district development in the Omaha metro area and nationwide has
been introducing residential development wherever possible. Downtown housing does not by
itself create markets for services, but it creates an environment that extends the day and
encourages others to visit the district in the evening. It also creates “proprietors” who populate
the district as their neighborhood and increase the perception of security.
Use New and Existing Public Spaces To Create Memorable Experiences
Downtowns are all about experiences, and experiences and memories begin in public spaces.
To cite an example, Aksarben Village is a very nice real estate development, but it is Stinson
Park as a base for activity that makes it special. City Park has this quality, realized during
special events, but Downtown has other opportunities: the space between City Hall and the
Library, the disused 1st and Washington parking lot, and the West Papio waterfront. These are
places that, if developed, can be magical places that create memories. They can be even more
powerful if connected into a procession of public places.
Increase Both the Supply and Convenience of Parking Where it’s Needed The Most,
While Reducing Demand
Many people wrongly believe that more parking is the key to revitalized urban districts. This is
rarely the case, and most downtowns offer a reasonable supply. This is true of Downtown
Papillion as well, where parking is not overly abundant, but also not critically scarce. Yet,
convenient parking and comfortable paths between parking and business destinations are
important to customer satisfaction. An appropriate parking strategy should make moderate
increases in key areas, use existing land devoted to auto storage and circulation as efficiently
as possible, reduce demand by diverting short trips to walking and cycling, and provide paths
and street environments that make it comfortable for people to walk from parking to front door.
Build Inter-Business Relationships and Cooperation
Businesses in a neighborhood district have common interests and benefit greatly from
customers who make multi-purpose visits – dropping off a car for repair, buying flowers and
party supplies, and eating lunch, for example, all in the same immediate area. In this respect,
they act as multi-tenant shopping and service centers. Yet, downtown businesses often behave
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as individuals, lacking the sense of cohesion, shared marketing, and unified standards that can
help to realize the benefits of a true business community. As Downtown Papillion evolves, it
should develop an organizational structure that promotes downtown as a destination and assist
with business marketing and communication.

THE DOWNTOWN PAPILLION CONCEPT
The Downtown concept uses strategic investments in the public realm to catalyze gradual
development and enhancement of private property and business. The elements of this program
are designed to build a great district by using the goals identified above as a guide. These
individual elements are placed in the following categories:
• Public Space
• Linkages
• Transportation and Parking
• Public and Private Property Development

D

Public Space
Objectives:
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• To anchor Downtown Papillion with a system of complementary open spaces that
become centers for urban activity, in turn catalyzing new business and private
investment.
• To elevate Downtown Papillion as an Image center for the city and a commons for its
citizens.
The ability of parks and public spaces to produce successful urban development is well
documented across the country, and is evident locally in the role that Stinson Park has played in
the Aksarben Village development. Papillion’s City Park is a signature open space that can
become an even greater resource through additional refinement. The city’s Parks Master Plan
and the Parks section of this Comprehensive Plan explain concepts for this park. However, in
addition to the large park, the Downtown Papillion concept envisions a group of smaller, more
specialized urban spaces, each linked to the other and providing an individual character and
activity focus. Together, they make public space pervade all parts of the downtown
environment. These public spaces include:
Piazza Papillion
This open space, proposed in the 2002 Comprehensive Plan, would be the central lawn for
privately developed mixed use development on the current Public Works maintenance site. The
piazza, with views of the creek and City Park, is most appropriately used for outdoor dining,
passive recreation, and small events and concerts integrated with the development. The overall
Piazza Papillion concept is described in this chapter’s discussion of development opportunities.
Municipal Plaza
This concept, first proposed in the 2002 Comprehensive Plan and developed further in both a
downtown development prospectus in 2004 and the Papillion Parks Master Plan in 2010,
redesigns the City Hall and Library lawns and 3rd Street to create a civic green for the municipal
campus. Walkways, terraces, seating courts, planting beds, and ornamental water elements
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define the space and provide a functional connection between the two facilities and to the
historic Portal School and Sautter House, moved here from off-site locations. Municipal Plaza is
also a potential site for a permanent ice skating facility in the future.
Linkages
Objectives:
• To maximize the ability of public spaces to catalyze new development by connecting
them into a unified system.
• To overcome the dividing effects of Washington Street and the West Papio Creek by
making these barriers easier to cross.
• To provide better non-motorized access to Downtown from the surrounding region.
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The West Papio Creek and Washington Street corridors are strong barriers that divide the
central Papillion district into four quadrants. But these barriers are also significant assets –
Washington Street brings traffic to and through Downtown, and the creek brings an enormous
open space asset into the center of the district. The concept of linkages follows the principle of
“maximizing interaction, minimizing distress” by taking advantage of these features ability to
increase business and exposure and enhance environmental quality while reducing their
dividing characteristics.

ft
ra

North Bank Promenade
This project links Piazza Papillion with the 1st Street Plaza, and provides an auto-free path along
the North Bank on both sides of Washington Street. It includes:
• A lighted boardwalk on the West Papio greenway along the edge of the Piazza Papillion
open space and associated mixed use development, connecting parking and leading to
the 1st/Adams Street bend.
• A path along 1st Street that leads to the 1st Street Plaza, and continues below the sea wall
under the Washington Street bridge.
• Continues along the north side of the creek, and continuing up the bank to 1st and
Jefferson with a walkway through the parking lot of the Polish Home.
Washington Street Crossing
This provides a featured pedestrian connection between Piazza Papillion and the Municipal
Plaza, and includes a greatly improved pedestrian crossing at Washington Street to the library.
Its components include:
• Paths along new mixed use development and parking recommended as part of the
Piazza Papillion to defined pedestrian crossings of Adams Street.
• A pedestrian refuge median and improved mid-block pedestrian crossing of Washington
Street to the Library and Municipal Plaza. The median allows pedestrians to find gaps in
the traffic flow in one direction at a time, and tends to slow motor vehicles moving through
the location. Ideally, the crossing should be protected by a hybrid beacon or similar traffic
control device. Other pedestrian crossings should be defined by using contrasting
pavement colors or textures.
West Papio Trail Connection on the South Bank
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A pathway ramp connects the West Papio Trail to the west side of Washington Street on the
south bank of the creek. A similar connection on the east side of the street would be helpful,
linking the trail directly to adjacent commercial recreation and to proposed projects, including
the South Bank Plaza, along Lincoln Street.
Washington Street Bridge
Replacement of this bridge, while inevitable, is unlikely in the foreseeable future. If replaced, a
new bridge should include wide paths on both sides adequate for both pedestrians and
bicyclists. If the existing bridge is rehabilitated, the project should include physical
enhancements and the existing sidewalk on the west side should be widened to multi-use path
standards.
Lincoln and Washington
The planned extension of Lincoln Street west to Werner Park is likely to increase traffic at this
intersection. A redesigned intersection should include features that improve the ease and
safety of the pedestrian crossing, and help connect City Park with a possible South Bank Plaza
on the southeast corner. The intersection concept is discussed in the Transportation and
Parking recommendations below.
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Sidewalk Improvement
Previous projects on Washington Street between 1st and 3rd should be expanded to all featured
sidewalk connections in the district, specifically Adams Street south of the Washington Street
Connection; 1st Street from Adams Street to Jefferson Street, Jefferson Street from 1st Street to
2nd Street, and 2nd Street from Adams Street to Jefferson Street. Sidewalk improvement
projects will need to be designed to minimize disruption of business access and parking.
Transportation and Parking
Objectives:
•

To maintain smooth traffic flow through Downtown Papillion at speeds appropriate to a
pedestrian-oriented urban district.

•

To provide clear and intended paths for local, through, and service-related traffic.

•

To provide safer and more appealing accommodations for all transportation modes.

•

To increase the qualitative supply of parking by increasing quantity where most needed,
convenience, efficiency, and access from parking to destinations.

Downtown’s transportation picture is dominated by Washington Street (HWY 85/84th Street), a
regional arterial that brings between 18,000 and 20,000 vehicles per day through the district.
This heavy and continuous traffic stream has an impact on many aspects of the business
environment, but is also critical from regional transportation and local access perspectives. On
the other hand, Papillion has put other important facilities in place that have created a stronger
overall network and relieve some of the pressure on Washington Street, most notably the
completion of 96th Street from Schram Road across the creek and into Omaha; and the
widening of 72nd Street. As discussed above, regional land use trends have brought major
development to the 72nd Street corridor and reduced the retail importance of 84th Street north of
Giles Road. While the 84th Street regional corridor remains important, a balance of speed,
capacity, and context is appropriate to minimize its negative development and safety impact in
the traditional center of Papillion.
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Parking within Downtown is also a major issue. Currently, the most visible and highest demand
spaces occur in the 100 block of Washington Street. However, these stalls are both scarce, and
involve maneuvering into parallel stalls on a high traffic arterial: uncomfortable for many
motorists and creating friction that can both reduce capacity and increase potential hazards.
Downtown has sufficient real estate to expand the parking supply, but this land is not used
efficiently. An effective parking approach maximizes the amount and convenience of downtown
parking, and directs customers clearly to facilities.
Street Projects
Washington and Lincoln Intersection
Improvements here must manage increased east-west traffic with the extension of Lincoln Road
from the Werner Park area. In addition, a successful downtown development program will
generate its own traffic by attracting visitors from surrounding resources. Projects proposed at
the intersection will also generate more pedestrian traffic, which must be accommodated safely
and comfortably. An intersection project here includes:
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• A right turn bypass lane for the southbound to westbound Washington to Lincoln Street
movement. This expands capacity for the primary turning movement at the intersection,
and simplifies access for pedestrians by providing a median refuge between the right turn
lane and the direct southbound travel lanes.
• Defined crosswalks using a change in color or surface.
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Improved Local Circulation in the South Bank Area
A circulation road leading north from Lincoln Street between buildings fronting Washington
Street and the Papillion Fun Park will provide better access to commercial properties when
combined with parking redesigned to provide a turnaround south of the creek. Any new access
drives to Washington Street would be restricted to right-in, right-out operation.
Parking and Circulation Improvements North of 2nd between Adams and Washington
The current design of this area encourages cut-through traffic and creates traffic circulation and
access issues, not to mention an unsafe environment for pedestrians. Redesigning of the lots
and driveways serving commercial properties developed on former railroad right-of-way west of
Washington Street should provide direct access for both businesses from Washington and
Adams, discourage traffic from using the existing access as a short-cut to and from Adams
Street while still allowing full customer and delivery access, and provide a safe pedestrian path
between Piazza Papillion, Adams Street, Washington Street, and the Library and Municipal
Plaza, using the proposed midblock pedestrian crossing.
Trails and Alternative Transportation Projects
These concepts are presented in the previous Linkages section of this plan and include:
•

A North Bank creekwalk and trail linking the Piazza Papillion redevelopment project with
1st and Jefferson, with access to the proposed 1st Street Plaza and an underpass at the
Washington Street bridge. A connection is made to the Washington Street bridge path
along 1st Street and the 1st Street Plaza.

•

A connection from the West Papio Trail to establishments on the east side of
Washington Street, using the new South Bank circulator drive proposed above.
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•

Pedestrian and bicycle path improvements on a new or reconstructed Washington Street
Bridge.

•

Bicycle lanes on Lincoln Street, continuing the complete street treatment of Lincoln Road
west of 96th Street to Halleck Park.

•

Continuous path connections linking major public spaces identified previously.

•

A midblock pedestrian crossing of Washington between 2nd and 3rd Street, featuring a
refuge median and HAWK (hybrid beacon) pedestrian actuated signal or similar device.

Parking Projects
Alley Parking
Land along alleys east and west of Washington can provide parking in the critical 1st to 2nd
Street block. Unified management and standard parking lot development in these areas behind
buildings would increase the convenient parking inventory. On the west side of Washington, it
also supports potential new mixed use development along 2nd Street.

D

1st and Adams On-Street Parking
Diagonal parking should be established on the south side of 1st Street west of Washington and
the west side of Adams Street as part of the 1st Street Plaza development. This replaces the
parking displaced by the park with spaces more connected to the main body of the district and,
making them more likely to be used. This parking also supports Piazza Papillion and the
connection between the redevelopment project and the 1st Street Plaza.

ft
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South Bank Parking
The proposed access street serving buildings along the east side of Washington Street should
include perpendicular parking, and an expanded lot at its terminus along the creek.
Grant Street Parking
Grant Street between Washington and Jefferson can be modified to provide a double row of
diagonal parking that combined with redevelopment on the north side can greatly increase
spaces for both existing businesses and the Junior High School. Alternatives include a loop
circulating around a double row in the middle, or a more conventional diagonal parking pattern
on both sides of the street with two-way circulation in the middle.
Private and Public Development

For Papillion, the ultimate dividend of public investments and the new activity and interest that
they generate will be the reaction of the private development market. Downtown Papillion’s
development opportunities are very well-sized for a contemporary market, with a variety of
relatively small-scaled projects that are consistent with current market trends. At the same time,
public development policy should also maintain the character of the traditional main street
district, combining the old and new into a unique district. This section describes significant
development possibilities and investigates city policies that can encourage desirable outcomes.
North Bank Private Development Opportunities
Piazza Papillion
The 2002 Papillion Comprehensive Plan first proposed the concept of redeveloping the Public
Works yard and Fire Station site on the west side of Adams Street with a new, creekside mixed
use development. The approved relocation of the Public Works facility to more adequate
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quarters advances this concept. The developer of this project may consider the purchase of the
salvage yard north of the Public Works yard, for incorporation into the redevelopment area.
The historic WPA-vintage Public Works building terminates 2nd Street and becomes the
entrance to the site. Mixed use buildings would flank the multi-use open space of the Piazza
and define a creekside boardwalk that offers open views of City Park, associated sports fields,
and the surrounding landscape. The revised plan concept recommends:
• Completing the programmed relocation of the Public Works facility and eventual, later
phase relocation of the 1960s vintage Fire Station.
• Commercial reuse of the historic flagstone Public Works building on Adams Street.
• The piazza’s open space, oriented toward the creek and defined by the existing Public
Works building and new mixed use buildings on either side.
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• Two new mixed use buildings, with commercial and office uses on the lower level and
apartments above, that follow the diagonal alignment of the creek. The first stage North
Building, on the Public Works site and adjacent salvage site, could provide up to 15,000
square feet of gross commercial floor area at ground level, with up to 20 apartment units,
assuming a three story building. The second stage South Building, on the Fire Station
site, provides up to 11,000 square feet of street-level commercial space and up to 18
apartment units, again assuming three level development. Total value of private
development is in the range of $8 to $10 million.
• Parking, provided by an off-street lot serving the north building west of Adams Street, a
parking court off Adams Street along the south building, and on-street parking along
Adams Street and 1st Street.
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• A Creekwalk connecting the Piazza with the 1st Street Plaza and the North Bank Path.
2nd Street Development
The current Public Works Department administrative building (once the Papillion Police
Department) will become available with the department’s relocation. This, along with reuse of a
small site on the north side of the street, produces an opportunity for small-scale, urban
development or live/work projects that reinforce Piazza Papillion. Parking for these projects is
provided by completion of the alley parking concept proposed above, and diagonal parking
along 2nd Street. The south building on 2nd Street yields about 6,500 square feet of street-level
commercial space, and five to six upper level housing units or 6,500 square feet of office space.
The north building is likely to be a single level commercial structure of up to 3,500 square feet.
Combined value of the two development projects is in the range of $2.4 million.
4th Street Residential
This site, immediately south of First Lutheran Church, is now occupied by two houses and is
marketed for sale in 2012. The hillside site has excellent views of the Downtown district and the
West Papio Valley, and provides a substantial opportunity for multi-family residential, helping
the district meet its goal of increasing its permanent population and taking advantage of a strong
market-rate multi-family development market. Parking would be provided by an off-street lot
along with parking tucked into the building and built into the hillside.
The development concept suggests an L-shaped building oriented on the railroad alignment. It
includes a corner feature and entrance at street level, visually terminating 3rd Street and relating
directly to Municipal Plaza. Assuming a development of three residential levels over parking, the
concept yields an estimated 42 units, for a development value in the range of $6 to $8 million.
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South Bank Development Opportunities
The vision for the South Bank area described below will evolve over time as current property
owners choose to sell or redevelop their existing property. This development should extend the
mixed-use and pedestrian amenities of the downtown district, connecting the core of the
downtown with both City Park and Halleck Park.
Washington and Lincoln Development
Private development of new commercial or mixed use projects generally located east of Gene’s
Auto and south of the private pool along the proposed North Bank access street. Any new
buildings in this area would likely be single-story, and should be street-defining commercial
structures. Outdoor space would be developed to reflect the design of the South Bank Plaza
across the street.
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South Bank Plaza
This project anticipates the conversion of the vacant building formerly housing the Performance
Auto dealership into a variety of private commercial uses or possibly a museum housing several
substantial collections of artifacts, as well as supporting local and regional exhibitions. Its large,
flexible spaces are also ideal for workshop space or traveling shows if developed as a museum.
Outdoor spaces on the west and north sides of the building could be used as public plaza,
outdoor dining or space for large static displays. If developed as a museum, vertical monuments
in the design of the plaza could honor the memory of notable Papillion residents. The South
Bank Plaza would complement an entrance feature for City Park, diagonally across the
Lincoln/Washington intersection, which would in turn be enhanced through the proposed
intersection upgrade project described earlier.
Grant Street Offices
Two older metal structures adjacent to the proposed South Bank Plaza provide a
redevelopment opportunity for a new office building and parking that supports both the new
project and the existing Dairy Queen. This would give the congested Dairy Queen site better
parking and the possibility of a drive-through lane on its north side. This project could yield a
13,000 square foot office footprint, with about 26,000 square feet of gross floor area, assuming
two story construction. Development value of this site is in the range of $4 to $4.5 million.
Lincoln Street Townhomes
Reuse of a vacant used car lot at Adams and Lincoln provides an opportunity for up to six urban
townhome units with interior drive access. Based on exiting models, these units have a
combined development value of about $1.2 million.
Façade Restoration
The above development possibilities generate about $24 million in private development activity.
However, the historic 100 Block of Washington Street for many people represents the special
image of Downtown Papillion. As the highest visibility block in the area and the gateway to the
district, preservation of its storefronts is extremely important. This preservation in turn generates
the conditions that make the rest of the development envisioned by this plan much more likely.
Approval by the city of an LB 840 program provides a method for financing comprehensive
façade restoration. Under this program:
• The city or a nonprofit through the city directly funds and executes the restoration of the
facades, following design guidelines using the Secretary of the Interior’s Standards for
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Historic Preservation for guidance. In preparation for this project, the city develops a
specific plan for the rehabilitation of facades along the street.
Downtown Organization
Downtown Papillion’s evolution as a destination district will require organizational support for
management and promotion. Under Nebraska State Law, commercial districts can organize as
Business Improvement Districts (BID), using special assessments to fund management and
capital activities. Ultimately, Downtown will require such an organization, focused around:
• Promotion and marketing of the district.
• Organization of special events to take full advantage of the city’s program of public
spaces.
• Management of public parking areas and elements of district maintenance.
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This plan recommends that most major capital improvements are publicly funded, largely
because of the benefit to the entire city in terms of commerce, image, and property value of a
vital downtown district. However the businesses and property owners of the district itself should
be responsible as entrepreneurs acting for their common good for management and
promotional activities. To this end, the plan recommends initial organization of a revitalized
Downtown Papillion Association, to act as an advocate for the district and a cooperative partner
with the City on implementation. The association will at an appropriate time study the structure
and funding mechanism for a BID. Eventually, the Association will form a BID to execute its
share of the ongoing downtown program.
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TRANSPORTATION

Papillion, as a healthy community, will provide a multi-modal access network that satisfies the
overall goal of creating a connected community that provides transportation choice to people of
all ages. It will also use transportation as an effective tool for shaping the form and quality of the
city.

TRANSPORTATION AND THE NATURE OF COMMUNITY
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Chapter Two presented a development framework based on the concept of community health in
four different but complementary dimensions: environmental, economic, civic, and individual. If
we adopt the perspective that the goal of good planning is to create communities that perform
well in all these dimensions, the transportation system may well be the most critical of all urban
infrastructure systems. Papillion itself is testimony to the significance of transportation. The
historic kernel of the city was established as a station stop on the original line of the Union
Pacific Railroad. It began to grow as 84th/Washington Street stretched down as a road and
trolley umbilical from the growing metropolis to the north. Later, the establishment and paving of
Highway 370 linked the city to Bellevue and Offutt Air Force Base, establishing the town as a
community of choice for people associated with the base, including active and retired military
personnel. As a freeway system emerged, first with Interstate 80 to the north and west and later
with the Kennedy Freeway to the south, Papillion enjoyed stronger links to the surrounding
regional access system. And now, the completion of Highway 370 as a major east-west
expressway corridor and the improvement of 72nd Street, these corridors have become vital
areas of new, intensive commercial, residential, and recreational investment. Transportation
was a necessary condition to the rapid growth of the city.
To date, regional transportation system have generally focused on capacity and speed, indeed
“grading” streets on an “A” to “F” level of service scale, with “A” meaning unobstructed traffic
flow at virtually any time of day and “F” indicating typical congestion and obstructed flow. Local
transportation systems, also focused on streets, concentrated on providing individual access to
pieces of property to make their development possible or to provide a route for enterprises
(initially farmers, now business and industry) to get their goods to market and their employees to
places of employment. In early subdivisions, this access was provided by grids of local streets,
contained within the larger grid of section lines established by the original land surveys derived
from the Homestead Act. In the Omaha metropolitan area, these section lines in many cases
became the area’s principal arterials. Later, driven by FHA development standards, new
development designs that strove to create more picturesque and less obvious views through
curved alignments, and a desire to minimize through traffic and maximize security in residential
areas, the local street grid gave way to other designs, including discontinuous streets, cul-desacs, long blocks, and other changes. In the meantime, other forms of transportation, including
pedestrian and non-motorized travel and transit took a far lower priority than street and highway
systems.
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But now, cities of all sizes, including Papillion, have begun to look at transportation in more
complex ways. They have learned valuable lessons that should be applied in developing future
transportation policies, some of which follow.
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1. When all through traffic movement depends exclusively on a few major arterials,
widening those roads to increase their capacity provides only temporary relief. When
congested major streets are widened and speeds are restored, people are less inclined to find
other routes and traffic volume eventually increases. Omaha is experiencing this problem on
Interstate 80, which will receive additional funds for expanding capacity, despite a major
improvement program a few years ago. Also, in the absence of alternative routes, many trips
are forced unnecessarily to use the arterial system. Widenings are often necessary as
development in areas increase – Highway 370, for example, required a major improvement to
meet demands created by new growth in Sarpy County. But some of that increased capacity
will be taken up by people who will use the new, improved highway rather than the alternatives
that they used to avoid delays on the former overcrowded two-lane road. It is important to build
transportation networks that provide other routes and choices for local trips and for travel within
and between neighborhoods. Networks contribute to economic health by extending the life and
utility of the major road system, protecting the large public investments made in these facilities.
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2. The design of local circulation systems within and between developments can
decrease mobility and direct trips unnecessarily to arterial streets. As noted above, as
automobile transportation became more dominant in American cities and towns, the concern
about the negative effects of the car also became more dominant. Subdivisions were designed
with circuitous street patterns to prevent through traffic and homebuyers were attracted to the
greater privacy and control offered by the cul-de-sac: a street that offered access to a cluster of
houses at only one point. Commercial development also changed. Instead of buildings along a
common street, most commercial sites were developed as separate sites with individual street
access. Many projects were designed with obstacles that prevented internal connections of
parking lots and drives. Finally, the size of both residential and commercial developments
increased. All of these changes directed many short trips to arterial streets on the edges of
development areas, adding to congestion and making it much more difficult to travel internally
from neighborhoods to destinations by car, bicycle, or on foot. People want to live on a quiet,
comfortable street without the unpleasant effects of through traffic. New development standards
for street connectivity should offer pleasant streets and controlled commercial access while
encouraging alternative routes for local trips.
3. Excessive street design standards and overdesign can produce undesirable and
unintended effects. Typical street engineering standards for lane and street width often
encourage excessive speeds. Also, streets that are wide open and designed for greater volume
than they experience also encourage high speeds. Motorists have a tendency to drive at the
speed that the street “suggests” is possible, rather than the speed that is appropriate for the
neighborhood. Sometimes this can have tragic results. More often they create problems that
cities attempt to solve with other contrivances like speed bumps. Far better is the use of street
standards that naturally cause people to drive responsibly and at appropriate speeds. For
example, research has shown that the typical twelve-foot lane width increases traffic speeds,
and the narrower lanes (eleven feet or even ten feet in some situations) calms traffic speeds
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without affecting safety. Street standards should reflect the function of the street, the desirable
speed at which traffic should move, and the character of neighborhoods that the street serves.
4. Community transportation systems should promote transportation choice, and should
not dictate a single mode alone. Many cities and towns have evolved in ways that almost
require us to use cars for all trips, whether we want to or not. For example, the number of
students who walk to school has dropped precipitously over the last thirty years. When parents
are asked about the reasons that they do not let their children walk, the majority ironically cite
concerns over traffic. Yet we know as well that safety for pedestrians and bicyclists increases as
more people use their feet and bicycles to go places. And cities of all sizes are realizing the
many benefits of active transportation, which include reducing motor vehicle trips, saving
money, enhancing family experience and civic life, improving individual health, calming traffic,
and simply enjoying life. Active transportation is not for everyone and certainly not for every trip.
But it is increasingly a part of a balanced transportation framework.
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5. Streets together make up a city’s largest public space, and have a major impact on
urban design and the character of a city. Cities have increasingly taken note of the fact that
public streets are more than conduits for people in motion. Streets take up about __% of
Papillion’s land, and most residents spend more of their collective time on the street system
than in any other public space. In addition, attractive, well-designed streets present a positive
image for businesses and help maintain the value of the city.
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EXPECTATIONS FOR A TRANSPORTATION NETWORK

In applying these national lessons to Papillion, the city’s residents should expect the following
from the city’s transportation system:
• A convenient, smoothly functioning arterial network that meets traffic demands safely and
with a minimum amount of congestion during normal operations.
• A good secondary system of collectors and local streets that connects neighborhoods
and provides ways for people to get to local destinations without resorting to major
arterials.
• A pedestrian and bicycle transportation network that uses a combination of off-street
paths and on-street infrastructure to make active transportation a real option for trips
within Papillion and to surrounding communities.
• Streets that operate appropriately for their respective function and context, moving traffic
smoothly and naturally at posted speed limits and protecting the safety of all users.
• Streets that present an attractive physical environment to its user and to the residents
and businesses that depend on them for mobility.
In common with development patterns and land use, Papillion has demonstrated its ability to
incorporate these conclusions and expectations into a successful transportation system.
Examples include:
• Building a successful arterial system. During each of its previous comprehensive plan
cycles, Papillion took major steps to enhance its arterial system. During the 1990s,
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construction of a new 1st Street between 72nd and Washington Street addressed a lack of
east-west mobility through the center of town. Since completion of the last plan update in
2002, the 96th Street project added a vital north-south arterial link to take pressure of the
Washington Street corridor. Parkway segments of Schram Road have also been completed
between 72nd and 96th Streets, with additional construction west of 96th Street continuing to
120th Street in progress. Further residential and commercial development has required
additional north-south arterials such as 114th Street, 120th and 132nd Streets.
• Providing secondary street systems to improve connectivity and complement the
arterial system. With surrounding development, segments of 66th Street north of Hwy 370
have been completed, and this supplementary collector now extends from Highway 370
almost to Giles Road. Ponderosa Drive in the Shadow Lake area and the supplementary
street network that links Settlers Creek with Market Even in the older Washington (84th
Street) commercial corridor, a combination of rear-access service roads (Adams and Cary
Streets) and interconnected parking lots provides convenient local auto (and bicycle) access
between businesses between 6th Street and Giles Road. Additional secondary roads
completed include 120th Street and Gold Coast roads as examples of the secondary street
system.
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• Developing complete streets and transportation choices. The West Papio Trail is a
popular recreational facility but also provides an important transportation function with its
east-west route between the Keystone Trail and 96th and Lincoln. The WPT also was
designed with access spurs to surrounding residential neighborhoods. The 96th Street
project included a trail connection to Walnut Lake and a full grade separation at 96th and
Lincoln. Shadow Lake’s excellent path system, previously discussed in Chapter Six, links the
residential neighborhood to Shadow Lake Town Center. And finally, and very importantly,
Lincoln Road, which was improved from Washington Street to 132nd Street includes bike
lanes to Werner Park, the Prairie Queen Recreation area which links much of the
metropolitan area to the ballpark and surrounding development.
• Creating attractive street environments. The 2002 plan’s recommendation to develop
Schram Road as a parkway has been implemented on completed segments between 72nd
and 96th Streets. These streets are pacesetters in good community street design for the
entire metropolitan area. The city has also made a considerable investment in the quality of
the Washington Street streetscape in the traditional town center.

THE STREET NETWORK

These examples form a strong foundation for a transportation program that serves Papillion’s
projected growth and a demonstration of the benefits of good system design on the quality and
value of a city. The following sections will consider the network, policies and standards of the
individual components that together will provide excellent mobility and mode choice for the
citizens and businesses of Papillion.
The Arterial Network
The arterial system is the framework of Papillion’s regional transportation system, linking the city
to other parts of the metropolitan area. For the most part, the arterial system will continue to
follow the section-line grid, except where interrupted by topographic or development features.
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The role of arterial trafficways in Papillion has changed substantially in recent years. Through
about 1980, 84th/Washington Street was Papillion’s primary regional corridor, and commercial
land uses in both Papillion and La Vista clustered along it. However, east-west development in
rapidly growing Sarpy County transferred much of the directional demand to Highway 370,
which has been completed to expressway standards between the Kennedy Freeway in Bellevue
and US 6 in Gretna. Similarly, Papillion’s development has taken place east, west, and south of
the 1980 community, placing added pressure on the 72nd and 96th Street corridors. Both of
these streets have been improved to multi-lane facilities between the north city limits at Giles
Road and Highway 370 (or, in the case of 72nd Street, Capehart Road). On the other hand,
volumes on the older 84th Street corridor have stabilized or moderately declined. The city’s
future arterial network must recognize both these changes and future growth potential from both
a system and policy point of view. In identifying this network, the plan recognizes three levels of
arterial streets, with specific nuances.
Regional Arterials
This classification is, and should be, characterized by relatively long-distance trips with
controlled interruptions, limited surface access, and insulation from most local traffic. Regional
arterials should include the following design and operational features:
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• Multi-lane, typically divided roadway sections with protected left-turns.
• Wide right-of-way reservations ranging from 150 to 250 feet.
• Typical posted speeds in the range of 45 to 55 mph, with lane widths that accommodate
these speeds.
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• Surface access should be provided at no less than ½ mile intervals, with mile spacing
being more desirable.
• Paved shoulders to minimize interruptions to traffic flow by contingencies and to
accommodate highly experienced bicyclists.
• Typically no pedestrian access along corridors, but permeability through grade
separations or special crossing design at signalized intersections. These designs may
include the use of right-turn bypass medians, pedestrian crossing refuges, and special
intersection markings and warnings. However, regional arterials with sufficient right-ofway may also include separated regional multi-use pathways.
Interstate 80, a fully grade-separated freeway, touches the western edge of the Papillion
planning jurisdiction. Among existing roadways in the proposed arterial network, only Highway
370 and 144th Street function as true regional arterials. Both roadways have roadway sections
and design appropriate to this function without further modification to the main line. However,
future policy should:
• Require parallel, continuous service collectors providing double frontages to serve
development along the main roads.
• Limit signalized surface access to half-section and preferably section lines except in
cases where a regional attraction like Werner Park generates time-specific point loads
that require more frequent signalization to disperse traffic.
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In addition, both the Sarpy County Comprehensive Plan and this Comprehensive Plan update
envision a cross-county roadway that may be built to regional arterial or expressway standards.
This roadway would connect the new US 34 bridge under construction north of the Platte River
with Interstate 80, and is likely to follow the Platteview Road corridor. The actual alignment of
this roadway is subject to a detailed corridor study. From a land use perspective, it is vital that
land development be managed in a way that the primary function of the roadway – linking
Interstate 29 and 80 for trucks and regional traffic not specifically bound for the Omaha-Council
Bluffs metropolitan area and thus extending the utility of the urban section of Interstate 80
through Omaha – be maintained. This plan clearly shows that major development within
Papillion’s jurisdiction in the Platte River watershed is not needed to accommodate the city’s
projected 20-year growth.
Major Arterials
Streets in this classification mix relatively long- and moderate-distance trips, but have more
surface access, more moderate speeds, and local traffic than regional arterials. Major arterials
should include the following design and operational features:
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• Multi-lane, typically divided roadway sections with protected left-turns. In some cases,
major arterials utilize five-lane sections, with center left-turn lanes, but divided sections
are preferred.
• High average daily traffic, generally in excess of 20,000 vehicles per day.
• Wide right-of-way reservations ranging from 100 to 150 feet.
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• Typical posted and design speeds in the range of 35 to 45 mph, with lane widths that
accommodate these speeds. Lane width may be 11 feet to provide better speed control.
• Desirable minimum intervals for surface access at no less than ¼ mile intervals, with ½
mile spacing for signalization being preferable.
• Consideration of bicycle lanes or buffered bicycle lanes, primarily for commuter traffic on
specific corridors, with dual roles for contingency shoulders and speed management.
• Pedestrian access along corridors, with pedestrian crossings using state of the art design
features at signalized intersections. Grade separations such as overpasses may be used
if the specific site has enough space or proper topography to make their use a natural
route. The 96th and Lincoln intersection is an example of an excellent grade separation.
Surface crossing designs may include the use of right-turn bypass medians, pedestrian
crossing refuges, special intersection markings and warnings, and innovative pedestrianactuated signals like HAWK or hybrid beacon signals. (photos).
• In most cases, major arterials in Papillion should include a sidepath in place of a
conventional sidewalk on one side of the street. Sidepath design requires special
attention to create safe conditions at intersections. Critical considerations include proper
crossing markings, warnings and advisories to motorists about the presence of the
sidepath, clarity about who possesses the right-of-way, and proper distance from the curb
and ramp design at road crossings. (photo and sidebar with standards and illustrations)
Major arterials are generally spaced at one to two-mile intervals. Fully developed north-south
major arterials in the Papillion system include 72nd Street and 96th Street. Additional north-south
corridors include 114th Street, and 132nd Street which are continuing to be developed as
development occurs. Currently, 114th has been improved but there are still gaps in the roadway.
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Construction will be occurring on 114th Street south of Schram Road in the near future along
with the segment between Cornhusker Road and HWY 370. The 132nd Street corridor includes
paved and unpaved sections south of HWY 370, and has been upgraded to a two- and threelane industrial street with paved shoulders north of Highway 370.
Existing fully developed east-west corridors include Giles Road between 72nd Street and the
Interstate 80 Harrison/Giles interchange, and Cornhusker Road east of 72nd Street. Major
necessary system improvements should include:
• Continuation of 6th Street/Portal Road to 108th and Giles. The 6th Street context between
72nd and Washington Street is largely residential. A context-sensitive design approach
here will differ from typical major arterial standards by reducing speed limit and lane
width, providing good pedestrian access along and across the street, and using
roadscape features appropriate to residential neighbors. (photo)
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• Capehart Road was identified as a key east-west arterial for future mobility and
connection needs. Capehart Road is approximately 2-miles south of Hwy 370 and
approximately 2-miles north of the proposed Platteview Road Corridor. It is anticipated
that Capehart Road would be a 4-lane divided roadway with a shared use path along one
side of the road and a sidewalk on the other side. Figure _ depicts the proposed typical
section for Capehart Road and other Arterial Streets.
In addition to road standards, future policy should:
• Require parallel, continuous service collectors or interconnection of parking lots and local
streets to reduce traffic friction on major arterials.
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• Local and collector street continuity within section lines to provide alternative routes for
short inter- and intra-neighborhood trips.
• Limited signalized surface access to half-section streets in most cases, except when
adjacent land use requires an additional signal to provide adequate access and internal
design is insufficient to address traffic demands.
• Design arterial streets to accommodate their desired design speed. Streets posted at 40
mile per hour that are designed for 60 mile per hour traffic generally find that motorists
drive according to the design rather than the law.
Washington Street
Washington Street, up to now a major arterial, is a special case as its role in the regional traffic
network changes. Average daily traffic south of Lincoln Street dropped moderately between
2000 and 2010, despite significant new development in Papillion. Current volumes in this
segment range from 14,200 to 18,550 vehicles per day (vpd) and new growth in volume is
unlikely. The current street, which carries Nebraska Highway 85, is a four-lane facility without
left-turn lanes in this urban section, which includes established residential neighborhoods and
the city’s traditional downtown, which this plan envisions as a more pedestrian-oriented amenity
business district. A re-imagining of the street could be advantageous to surrounding
neighborhoods and divert significant traffic to major arterial sections on 96th and 72nd Streets.
Therefore, the plan recommends a traffic and urban design study to consider:
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• The feasibility of a lane diet along this urban stretch to three lanes (including a center leftturn lane). Options for a section include bike lanes or shoulders on both sides; a bike lane
in the uphill direction with parking on the opposite side; or buffered, single-sided parking.
• Changes in the network that could continue current trends toward more moderate ADT’s.
• Conceptual redesign of the West Papio bridge and the street section through Downtown
Papillion.
• Pedestrian access along and across the street.
• Urban design features, including streetscape elements and lighting.
• The financial and functional implications of shifting the N-85 designation to 72nd Street.
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Minor Arterials
While major arterials connect Papillion to the region and include the city’s major streets, minor
arterials distribute traffic around the city from these thoroughfares. Streets in this classification
mix moderate and short-distance trips, depending on their location and adjacent land uses.
They typically have frequent access, relatively moderate speeds, and serve local destinations
and neighborhoods in the street hierarchy. Minor arterials typically follow the section-line grid,
alternating with higher capacity major arterials or, in some cases, being located at half-sections.
Minor arterials should include the following design and operational features:
• A variety of roadway sections and configurations, including two- to five-lane facilities.
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• Moderate average daily traffic, generally in a range from 8,000 to 20,000 vehicles per
day, accounting for the wide variation in facilities.
• Right-of-way reservations ranging from 60 to 100 feet.

• Typical posted and design speeds in the range of 30 to 35 mph, although this may drop
to 25 mph in more congested or highly managed areas. Lane widths should generate
these speeds, and typically lanes wil function well at 11 feet. Streets with bike lanes may
have travel lanes of ten feet, using the adjacent bike lane to accommodate unusually
wide vehicles.
• Access that fits within the block structure of the street system.

• Often adapted to complete street design, with bicycle lanes for commuters and
experienced recreational users comfortable with operating in mixed traffic.

• Pedestrian access along corridors, with pedestrian crossings using state of the art design
features at both signalized and strategic non-signalized locations. Grade separations
may be used on higher volume streets but are typically unnecessary and often unused.
Depending on the nature of the street, surface crossing designs should be well-marked
and, in common with major arterials, may include the use of devices such as right-turn
bypass medians, pedestrian crossing refuges, special intersection markings and
warnings, and innovative pedestrian-actuated signals like HAWK or hybrid beacon
signals:
• In most cases, minor arterials in Papillion should also include a sidepath in place of a
conventional sidewalk on one side of the street. As with major arterials, sidepaths must
be carefully designed and marked to avoid right-of-way ambiguity and avoid hazards at
intersections.
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• Minor arterials may include special landscaping and design features that define them as
distinctive parts of the city’s design fabric. Minor arterials may be designed as parkways
or boulevards, with deeper tree lawn setbacks, special lighting and graphics, and
medians and green spaces that serve more as amenities and traffic calmers than
separators of opposing traffic flows. While in many cases, residential subdivision design
in the Omaha area lines arterials with double frontage lots, turning their backyard to the
higher order street, minor arterials often benefit from providing a more civic, front-door
face to users. On-street parking should always be considered in their design when
adequate space is available.
Fully developed north-south minor arterials in the Papillion system include 66th Street between a
point south of Giles and Highway 370, extension or a short stretch of 108th Street adjacent to
the P-LV South High School campus, and 126th/128th Street in the Werner Park development
area. Subdivision design, physical barriers, and intermittent development to date west of 102nd
have slowed emergence of a true minor arterial grid.
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Future north-south corridors include connection of 66th Street north to Giles and extension with
development south of Highway 370, linking to Capehart Road eventually; improvement of 84th
Street south of Highway 370 to the cross-county arterial; continuation of 108th Street south with
development at least to Capehart and north to Cornhusker, completion of 126th Street south of
HWY 370 to Capehart Road, 120th Street from Lincoln Road to Capehart Road and 156th Street
south of HWY 370 to Capehart Road eventually as development continues west of HWY 50.
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The minor arterial grid is also only partially implemented in the east-west direction. Existing
east-west corridors include 1st Street from 72nd to 84th, and completed portions of Schram Road
between 72nd and 124th Street. Recently completed include one of the most important roadways
in Papillion, Lincoln Road from Washington to 132nd Street.
Major key east-west links to be completed during the planning period include:
• Gold Coast Road between HWY 50 and S 156th Street.

• Capehart Road was identified as a key east-west arterial for future mobility and
connection needs. Capehart Road is approximately 2-miles south of Hwy 370 and
approximately 2-miles north of the proposed Platteview Road Corridor. It is anticipated
that Capehart Road would be a 4-lane divided roadway with a shared use path along one
side of the road and a sidewalk on the other side. Figure X depicts the proposed typical
section for Capehart Road and other Arterial Streets.
• Schram Road between 60th and 132nd Streets, with a possible extension to Maass Road
in Bellevue.
• A Ponderosa Parkway, creating a loop that extends Ponderosa Drive west to about 120th,
and links back north to Lincoln Road and west to 128th Street.
Parkways and Boulevards
The 2002 comprehensive plan suggested that Schram Road would function as a minor arterial
but be designed as a parkway, incorporating the green and multimodal aspects of the
connected park and parkway systems developed in Omaha, Minneapolis, Kansas City, and
other cities that benefitted from the work of great landscape architects and land designers like
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Olmsted, Kessler, and Cleveland. Completed segments of Schram Road have implemented this
concept, and several of the “minor arterials” proposed here are in fact community boulevards
intended both as transportation facilities and major structuring elements for development. These
streets include Schram and Lincoln Road, already programmed as multi-modal facilities in the
city’s capital plans, and a new south and west boulevard concept that follows the natural
ridgeline in order to serve residential and civic development that is continuing development in
the southern area of the City’s ETJ.
This ridgeline boulevard and parkway system was identified during the public meeting process.
The proposed boulevard would generally run along the ridgeline which runs east-west through
Sarpy County. The proposed boulevard intersects with the arterials at ¼-mile or ½-mile
locations to fit within the larger transportation network. Branching off of the boulevard would be
parkways which run along greenways that follow the existing natural stream corridors.

ft
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Figures ___ illustrates the proposed boulevard and parkway network, respectively.
The boulevard is proposed to be a 2-lane street with parallel parking along both sides. There
would be a wide parkway strip along both sides of the boulevard with a shared use path along
one side and a sidewalk along the other side. Figure _ depicts the boulevard typical section.
The parkways are proposed to be a 2-lane section with parallel parking along both sides. These
sections would typically be fronted by houses on one side and greenways on the other side. On
the greenway side, there would be a shared use path and along the housing side a sidewalk.
Figure X depict the parkway typical section. The plan envisions this street as a low-speed
boulevard with full access, boulevard-oriented homes, apartments, and commercial
development, street landscaping, generous sidewalks, and bicycle lanes, fully integrated into an
active transportation network. Design speed for this residential and mixed-use boulevard would
be in the range of 25 to 30 mph.
Like Schram and Lincoln, this new boulevard should be designed as a “complete street,”
providing both a quality public environment and good accommodation for pedestrians, cyclists,
local transit, and local vehicles. Like H.W.S. Cleveland Boulevard in Omaha, the ridgeline
boulevard would be completed in phases, using different financing mechanisms. Some
segments would be platted and improved incrementally with adjacent development, while public
funding might be used to close short or strategic gaps to ensure continuity. Private
development would fund street costs that would be normally required, while SID’s or other
public funding would finance special improvements and features, including extra pavement
width, medians, additional landscaping, and wider than normal sidewalks.
In addition to their multi-modal function, parkways should also be:
• Treated with special street landscape plantings and maintenance requirements to become
linear open spaces for the neighborhoods that they pass through.
• Designed with green infrastructure elements related to stormwater treatment from street
runoff.
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COLLECTORS AND LOCAL STREET POLICIES
The collector system complements the arterial system by providing access through and between
neighborhoods and local destinations. They offer continuity for relatively short trips to destinations
and higher order streets, and are especially important for active transportation.
Collector streets should include the following design and operational features:
• Typically two-lane facilities that are somewhat wider than local residential streets in order
to serve slightly higher traffic volumes and emergency vehicles. Care should be taken not
to make these streets overly wide, though, in order to manage speeds. Given that
curbside parking is never fully utilized in contemporary development with garages and
driveways, 32 to 36-foot street channel width with uncontrolled parking is almost always
adequate, except on streets with high enough volumes and good enough continuity to
require bike lanes. One-sided parking reduces street width requirements.
• Low average daily traffic, generally below 5,000 vehicles per day.
• Right-of-way dedications in the range of 60 to 80 feet.
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• Typical posted and design speeds in the range of 25 to 30 mph, with lane widths that
accommodate these speeds. Ten-foot nominal lane width is adequate in most cases.
• Typical street continuity in the range of one to two miles – enough to link neighborhoods,
not so much to encourage through traffic.
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• Bicycle facilities should be incorporated into collector design for streets with good system
continuity. Indeed, continuous collectors, combined with off-road trails and sidepaths, for
the backbone of the city’s potential bicycle and pedestrian systems. On lower volume
collectors, below 3,000 vpd, “sharrows” (a shared lane marking including a bicycle
symbol and chevron) are typically adequate. On collectors with ADT above 3,000 vpd,
bike lanes should be used. These streets work well for a wide variety of cyclists.
• Sidewalks should be provided along corridors, with pedestrian crossings using state of
the art design features at intersections with higher order streets.
Good examples of the application of collector system design include:

• Gold Coast Road/Olson Drive between Shadow Lake and Walnut Lake.
• Gold Coast/Fenwick Street between 108th Street and 126th Street.
• Devon Drive/Overland Drive.
• Hogan Drive and Magnolia Drive.
• Rogers Drive and Cary Street.
• Sunburst Drive from Schram Road to future 120th Street.

Often, the exact alignment of the collector and local systems depends in part on the design of
individual developments and is determined by natural or human-made features and barriers. This
transportation plan envisions three types of collectors, all of which are illustrated in the
transportation and development concepts:
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• Extensions and linkages of existing collector streets to provide continuity. Examples
include extending Cedardale Road to Rawhide Road as part of potential mixed use
development on the northwest quadrant of 84th and Highway 370; extensions of 90th
Street south of Schram Road and Shadow Lake Drive west to form a continuous collector
loop; the extension of Whitewater Drive west from Glacier Drive linking it to a future
Whitewater Drive near Turkey Road and linking Summit Ridge Drive to Corn Street to link
neighborhoods south of Scram Road. The transportation plan diagrams illustrate other
examples.
• Collector loops. These are loops bisected by higher order arterial streets that direct traffic
from the local system to arterials at different locations. The plan illustrates an example of
such a loop as an organizing feature for primarily residential development between 108th,
120th, Highway 370, and Schram, with the loop bisected by 114th Street, proposed as a
major arterial.
• Collectors providing continuity through and between sections of development, from one
bounding arterial to another on the opposite side of the section.
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As a general rule, as the collector system is extended into future growth areas, these
techniques should together produce good street continuity on the half section, and reasonable
connectivity on the quarter section line. Such a system creates a circulation network that
minimizes dead-ends and provides loops and connections providing both routing choices to
local motorists and safe and pleasant route alternatives to people using active modes of travel.
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The local street system should advance this concept of system connectivity. The use or overuse of cul-de-sacs has produced a great deal of controversy among planners, urban designers,
city service providers, developers, and consumers. The contemporary cul-de-sac was probably
introduced in Radburn, New Jersey, a model community concept designed by Clarence Stein
and Henry Wright and to this day one of the nation’s most beautiful residential environments. In
Radburn, clusters of houses opened off short, straight cul-de-sacs, connected by a collector
street and separated by greenways that led to a central park and pathway that connected the
neighborhood clusters, school, and business center around a commuter railroad station. The
circulation system is instantly clear: the cul-de-sacs provide homeowners with privacy, but no
one would confuse them for through streets.
Cul-de-sacs are popular with homebuyers because they discourage through traffic and
excessive speed, and offer a sense of both privacy and contained community. They are popular
with developers precisely because they are popular with the customers. But people who provide
public services, including police, fire, and public works department staff generally find them
challenging for navigation, life safety, and maintenance reasons – cul-de-sacs can be
analogous to building a structure with only one way out. Visitors can find subdivisions with many
cul-de-sacs confusing, especially when a street that appears to be a collector ends abruptly.
And planners and urban designers criticize the lack of connected access, circuitous routes for
pedestrians and bicyclists, and relative division of communities into separate pods.
In developing local street policy, this plan recognizes both the market popularity and the benefits
and challenges of cul-de-sacs. Well connected local street systems can incorporate this popular
technique by following several guidelines:
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• As stated earlier, collector street continuity at half and quarter-sections provides a good
degree of connectivity for development sections and takes some of the pressure off the
local street web.
• New residential developments should minimize the number of cul-de-sacs to the extent
practical and only be used to increase the number of lots by accessing land otherwise not
accessible through a connected street pattern. Where cul-de-sacs are unavoidable,
developments shall incorporate provisions for future vehicular connections to adjacent,
undeveloped properties.
• Street patterns and features within subdivisions should naturally and clearly communicate
the function of specific streets – streets that appear to look like collectors should not
terminate in cul-de-sacs.
• Single-entrance cul-de-sacs should be relatively short, and their end points should be
visible upon or very shortly after entry.
• Abutting cul-de-sacs should provide pedestrian access connecting them whenever
possible to increase local neighborhood connections.
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• Street system designers should utilize techniques like local loops, which offer the privacy
and low traffic of cul-de-sacs, but have at least two points of entry, making them easier
for fire, police, and maintenance operations.

ACTIVE TRANSPORTATION
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The private automobile and other motor vehicles will continue to be the most important mode of
transportation in Papillion and throughout the metropolitan area. But as advocates of a
community noted for its active living programs and as enthusiastic users of trails, public parks,
and other recreation facilities, Papillion residents also recognize the virtues of incorporating
physical activity into the routine of life. Indeed, walking and bicycling can be a useful and
convenient form of transportation for many purposes that are part of daily life: work, school,
visiting friends, parks and recreation, shopping, and many others. It is profoundly satisfying to
reach our destinations under our own power and to experience the city and its neighborhoods in
new and more personal ways. Active transportation does not meet everyone’s needs. But
Papillion’s transportation network should offer choices, including the option to feel safe and
comfortable using these healthy, efficient, and socially satisfying means of getting around.
Goal One: Increase the number of people who use the bicycle for transportation as well as
recreation. A measurement of the success of this plan will be significantly increasing the
percentage of trips for a variety of purposes.
Goal Two: Improve bicycle access to key community destinations. Pedestrian and bicycle
transportation networks should get people comfortably and safely to destinations within their
distance range. Active modes are used most often for recreational trips, but these trips to
parks, ball games, and recreation centers also add to overall travel in the city.
Goal Three: Use bicycling as part of the effort to make Papillion a healthier community at all
levels: environmental, economic, civic, and individual. Trips made by bicycle promote
community sustainability in four ways:

COMPREHENSIVE PLAN 2020

TRANSPORTATION| 15

Environmental health: Active transportation reduces fossil fuel use and greenhouse gas
emissions, helping the city reduce its impact on the global environment. Many feasible
trips to major Papillion destinations are relatively short, under three miles – trips for
which cars are both least efficient and most polluting. A bikeable more Papillion will not
save the planet. But as a great sage said about 2,000 years ago, “It’s not your job to
finish the task, but you are not free to walk away from it.”

•

Economic health. At some level, active transportation contributes to the economic
efficiency of the city. Trips diverted to lower impact modes and local streets can extend
the use of the network of higher order streets. Also, a cohesive active transportation
system encourages higher density development, which is more efficient to provide with
public services on a per unit basis.

•

Civic health. On a civic level, bicycle and pedestrian transportation enhances the quality
of civic life, helping us interact with each other as people. Walkable and bikeable cities
that lead in bicycle transportation also tend to attract people because of their quality.

•

Individual health. Incorporating physical activity into the normal routine of daily life for
everyone from kids to seniors makes everyone healthier, reduces overweight and
obesity rates, and improves wellness and lowers overall health care costs.
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•

Goal Four: Increase safety on the road for motorists, bicyclists, and pedestrians. Improved
safety is a critical goal for any transportation improvement, and good infrastructure can reduce
crashes and increase comfort for all users of Papillion’s transportation network.
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THE MEASURES OF SUCCESS: GUIDING CRITERIA FOR AN
EFFECTIVE BICYCLE TRANSPORTATION NETWORK

The design of any bicycle transportation system should be guided by criteria that can be used to
evaluate individual components and the effectiveness of the entire network. The Netherlands’
Centre for Research and Contract Standardization in Civil and Traffic Engineering (C.R.O.W.),
one of the world’s leading authorities in the design of bicycle-friendly infrastructure, has
developed especially useful requirements to help determine the design of bicycle systems.
Drawing on C.R.O.W.’s work in its excellent design manual, Sign Up for the Bike, an urban
bicycle network should generally fulfill six basic requirements:
• Integrity (or, in C.R.O.W.’s term, Coherence): A bikeway network at all points in its
evolution forms a coherent system that links starting points with destinations. The
network is understandable to its users and fulfills a responsibility to convey them
continuously on their paths.
• Directness: The bikeway network should offer cyclists as direct a route as possible, with
minimum detours or misdirections.
• Safety: The bikeway network should maximize the safety of using the bicycle for
transportation, minimize or improve hazardous conditions and barriers, and in the
process improve safety for pedestrians and motorists.

COMPREHENSIVE PLAN 2020

TRANSPORTATION| 16

• Comfort: Most bicyclists should view the network as being within their capabilities and not
imposing unusual mental or physical stress. As the system grow, more types of users will
find that it meets their needs comfortably.
• Experience: The bicycle network should offer its users a pleasant and positive experience
that capitalizes on the city’s built and natural environments.
• Feasibility: The bicycle network should provide a high ratio of benefits to costs and should
be viewed as a wise investment of resources. It is capable of being developed in phases
and growing over time.

A BICYCLE NETWORK
This comprehensive plan provides the overall contours of a bicycle network, and is intended to
present the foundation for more detailed, street by street system design. Papillion’s network will
be defined by several different types of resources:
Multi-use trails on separated rights-of-way
Papillion’s multi-use trails fall into three categories: regional, recreational, and local.

D
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Regional trails are heavily-used, long distance facilities that are key parts of the metropolitan
area network, or lead to unique destinations. Papillion’s primary regional trail is the West Papio
Trail west from its junction with the Keystone/Bellevue Loop Trail to 96th and Lincoln, and its
continuation along 96th to Highway 370. High future development priorities in this category
include:
Recreational trails include pathways contained within major parks or green spaces. Ideally, they
are connected directly to the regional trail system, but tend to be destinations rather than
segments of a through network. Papillion’s primary recreation trails include the Walnut Lake Trail,
Prairie Queen Lake Trail and new facilities under construction in coordination with the construction
of dam sites WP-6 & WP-7 along Lincoln Road.
Local trails are important transportation resources, but are primarily used by Papillion’s residents
to serve community destinations or to link neighborhoods to the regional trail system. Local trails
also have important recreational and wellness benefits and are increasingly part of the basic
design of residential areas. Existing examples of good local trail design include the Shadow Lake
system, the north-south trail between 90th and 96th Street south of Gold Coast Road and a northsouth trail between 114th and 111th Street north of HWY 370.
The design and alignment of local trails depends on the specific design of individual
developments. However, new subdivisions and other major developments should comply with the
following general principles:
• Each section of development should be served by at least one local trail with continuity to
the regional system and to major adjacent destinations. The trail should serve the interior
of the development section rather than just the periphery.

COMPREHENSIVE PLAN 2020

TRANSPORTATION| 17

• Major commercial projects should be designed to accommodate links to regional trails,
either by direct connections, indirectly through connecting local trails, or through complete
street service.
• Subdivision street networks should provide reasonably direct connections from most lots
to a local or regional trail.
Sidepaths
Sidepaths are multi-use pathways within street right-of-ways that typically run parallel to the
roadway and are separated from the street channel. This design is well established in Papillion’s
transportation system, with major applications including the facilities along the south side of
Cornhusker Road between the Keystone Trail/Big Papio to 72nd Street, the north side of Lincoln
Road between Washington Street and 96th Street and along the east side of 96th Street north of
HWY 370. Sidepaths are sometimes referred to as “widened” or “multi-use” sidewalks and are
popular with roadway designers who see them as an efficient way to accommodate pedestrians
and bicyclists in arterial street corridors with high traffic volumes and speeds. While sometimes
employed along lower volume collector and local streets, they are less popular with bicyclists in
these settings, who find it more convenient and equally safe to use the street channel in these
settings.
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The use of sidepaths has been controversial in the planning and design of bicycle facilities. The
previous edition of the AASHTO bicycle facilities design manual actively discouraged their use,
while the new version is somewhat more accepting of them with appropriate design features. The
characterization of these facilities as widened sidewalks understates some of the significant
design and safety challenges that they pose, including:
• Ambiguous rights-of-way. Often, stop signs are installed controlling sidepaths along
primary streets at intersections of driveways and local streets, even though all other traffic
(including pedestrians) using the primary road have the right-of-way. In many cases, a
stop sign stops traffic on both the sidepath and the intersecting street. These mixed
messages can create significant traffic safety hazards. Motorists on subordinate streets
and drives and at signalized intersections also often pull up to the curb line, blocking the
clear bicycle and pedestrian path across the street.
• Intersection design. Initial research indicates that sidepaths are safer than on-street
bicycle facilities between intersections, but appear to have higher crash rates at
intersections. Similarly, sidepaths have higher crash rates as the streets that they follow
become wider. These issues require careful design of intersections to increase visibility
and awareness of motorists of the parallel path. Also, current practices in the Omaha
metropolitan area on off-line alignment of intersection ramps can also produce hazards
for all intended users.
• User conflicts. Like other multi-use trails, sidepaths can produce conflicts between users
moving at different speeds. On most of Papillion’s potential sidepath corridors, however,
pedestrian volume is not high enough to create serious problems.
Experienced urban bicyclists often prefer to ride in the street channel where these significant
problems are minimized and the rules of the road are clear and the path is more direct. Less
experienced cyclists, concerned about rear-end collisions and uncomfortable in mixed traffic,
prefer separated facilities. And cyclists of all abilities are increasingly concerned about the perils
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presented by inattentive or aggressive motorists. Therefore, sidepaths have a significant role to
play in Papillion’s complete transportation system, subject to the following guidelines:
• Sidepaths are generally most applicable along arterial streets with high speeds (35 mph
and over) and high average daily traffic. They also are most safely employed along
corridors with access control, that limit the number of driveway cuts and intersecting local
streets.
• Intersection design and other aspects of the facility should maximize visibility through
clear crossing markings and warning signs advising motorists on the parallel primary
street of the presence of the path. A variation of the standard diamond warning sign used
to advise of a parallel railroad track is an effective method of increasing motorist
awareness.
• Clarifying right-of-way at local street and driveway crossings. All users of the primary
transportation facility (motor vehicles, bicycles, pedestrians) should have the right-of-way
over subordinate streets and driveways. Clearer signage, warning signs of the
intersecting path, and stop bars can help clarify the rights and priorities of various users
to mutual benefit. Path crossings should be located to maximize visibility.
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• Sidepath design. Specific standards for sidepath design should be implemented to
address path section, intersection design, crossing location, and separation from the
primary roadway. Research indicates that greater separation from the road channel as
width and speeds increase produces safer and more comfortable conditions for path
users. Thus, sidepaths on multi-lane, high speed arterials should be separated from the
curb, and back of curb installations are inadvisable.
Major sidepath corridors in the active transportation plan include:

• The major arterial grid: 72nd, 84th (where possible), 96th, 108th, 114th, and 132nd;
Cornhusker, 6th/Portal Road, Capehart, and Platteview. Any major street widening or
enhancement project should include provision of a properly designed sidepath on one
side of the corridor.
• Proposed multi-modal or “complete” streets (see below) that are also designated as
major streets. These corridors may have sidepaths on one side of the street, in addition
to on-street facilities like bike lanes. These streets include Lincoln Road, Schram Road,
66th, Gold Coast Road, the 128th/120th Street system, and proposed boulevards &
parkways.
Current state policy prohibits sidepaths or trails along state highway corridors such as Highway
370. Bicycle use of the paved shoulder along Highway 370 is at least tacitly permitted. The city
should support reconsideration of this policy and development of a properly designed and
separated path as part of the development of this strategic corridor.
Complete Streets
Complete streets are streets that provide multi-modal access, with safe and pleasant facilities for
motor vehicles, active transportation, and potentially public transportation in appropriate areas.
Complete streets in this discussion may include major and minor arterials, higher volume
collectors, and parkways. Characteristics of complete streets include:
• Continuous pedestrian access, with sidewalks that provide sufficient width, setbacks from
trafficways, and continuity to provide safe environments. Complete pedestrian access
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also includes safe crossings at intersections or at strategic locations along major
corridors.
• On-street bicycle infrastructure. Although there are variations, on-street infrastructure
typically includes three broad categories: sharrows (or shared use markings), bike lanes,
and cycle tracks.
Sharrows are a pavement marking composed of a bicycle symbol and directional chevron,
indicating shared use of a street or lane within a street. They can be complemented by other
advisory signs, including a shared use diamond or a “bicycles may use full lane” advisory to
motorists. Sharrows are applicable on streets that have traffic volumes below 3,000 to 5,000
vpd but still require clear definition, streets with moderately higher volumes without enough
space for other infrastructure, and/or are parts of continuous bicycle routes such as bicycle
boulevards using low volume streets. On streets with on-street parking, sharrows paired with
parking lanes separated from travel lanes by a white stripe can calm traffic and reinforce the
presence of bicycle traffic.
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Bike lanes provide reserved lanes for bicycles within the street channel, typically on the right
side of travel lanes. Traditional bike lanes provide a striped, reserved lane between on-street
parking and travel lanes. Protected bike lanes provide a painted buffer between the bike and
motor vehicle travel lanes, and provide a safer and more comfortable environment on higher
volume streets. Bike lanes should be considered when adequate width for them exists and
traffic volumes exceed 3,000-5,000 vehicles per day.
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Cycle tracks are essentially bicycle paths separated from motor vehicles but located within the
street channel. They may provide one- or two-way travel and are usually located along the curb.
Cycle tracks are separated from travel lanes by a painted or raised buffer and parking, where
on-street parking is permitted.
In the Papillion system, complete street infrastructure is recommended for:

• Arterials, such as 66th, 84th based on reduction of lanes as discussed above south of
Downtown, 108th, 120th , Centennial Road, Cedardale Road, and similar corridors. Typical
infrastructure on these streets should include traditional or protected bike lanes, and
some should also include sidepaths.
• Parkways and boulevards or “green streets” (some of which are functionally minor
arterials), including Schram Road, Gold Coast Road (west of 114th St), Lincoln Road, and
the proposed ridgeline boulevard. These facilities should include sidepaths and bike
lanes.
• Neighborhood or inter-neighborhood collectors with route continuity approaching one mile
or more. These include such streets as Gold Coast Road (east of 114th St), paralleling
Highway 370 and providing access to adjacent destinations such as Shadow Ridge Town
Center, Midlands Hospital, and other mixed use development; Ponderosa Drive; Hogan
Drive; Magnolia Avenue; West Centennial Road; Beadle Street; and similar streets.
These routes are particularly central to the Papillion system, because they provide
continuity at minimum cost; have relatively low traffic; and provide comfortable service to
schools, commercial centers, parks, and other community features. These facilities
typically will include sharrows with supporting signage and bike lanes where necessitated
by traffic or as space permits. This system may be enhanced by their designation of
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“bicycle boulevards” or “greenway streets,” providing special focus for other moderate
investments, such as traffic calming techniques and improved crossings of arterials.
Complete street treatment should also be considered for arterial enhancements or
reconfiguration within the city. These projects may involve widening (such as 72nd Street south
of Highway 370, or reconfigurations, such as narrowing or reducing lanes to provide space for
shoulders or bicycle lanes. Paved shoulders can have major benefits for urban arterials by
providing space for disabled vehicles, contingencies, and, in some cases, on-street parking, as
well as bicycle accommodation. Figures __ display potential configurations for a variety of
arterial sections developed as complete streets.

PEDESTRIAN TRANSPORTATION POLICIES
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Pedestrians are a critical part of the active transportation framework. Sidewalks and pedestrian
paths are routinely included along or parallel to most new major street projects, Papillion’s
subdivision regulations also require sidewalks along all internal streets, and sidepaths and multiuse trails have had benefits to all people who travel under their own power. Yet, there are
significant gaps exist, particularly along major streets – a vestige of a period when active
transportation was undervalued and the operative assumption was that “no one walks
anywhere.”
Despite overlaps and common interests, pedestrian and bicycle planning approaches differ in
important ways. Because of their greater speed and range, bicycle planning somewhat
resemble automobile and transit approaches by creating networks. In the case of bicycle
transportation, these networks are frequently based on identifying opportunities – examining
existing street continuity, widths, and volumes to find corridors that are reasonably adaptable.
While not completely true, pedestrian planning is largely determined by range around
appropriate destinations – the distance that people are likely to walk from one point (such as
home) to another (such as school). Thus, in high density areas, the number of people located
within a specific “access field” is greater and the number of pedestrian trips also greater than in
low-density areas. Similarly as the scale of commercial growth becomes larger and coarser, the
feasibility of walking from one place to another declines.
Financing also has an impact on pedestrian system development. Sidewalks in residential areas
are financed by special assessments – the presumption is that the benefit of the sidewalk
accrues primarily to the adjacent property owner. This greatly complicates the problem of filling
sidewalk gaps in neighborhoods that were developed during periods where sidewalks were not
required. It also helps produce gaps, usually along major streets, where commercial or public
properties are not assessed for sidewalk development because, again, the assumption is that
the streets are automotive rather than pedestrian or multi-modal environments.

A PEDESTRIAN POLICY FRAMEWORK
A pedestrian policy for the city is based on five primary requirements:
• A pedestrian access field around major destinations.
• A basic pedestrian transportation network.
• Identification and removal of barriers to pedestrian access.
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• Development standards that provide pedestrian mobility.
• A financing method to address pedestrian access issues, focusing on retrofits.
Pedestrian access fields. Community destinations that are natural pedestrian destinations
should have the densest field of sidewalks and safe crossings around them. These destinations
include elementary and middle schools, neighborhood and community parks and recreation
facilities, the public library, city hall, and local commercial centers. A field encompassing a halfmile service area around the outer limits of each of these destinations should have a continuous
sidewalk system on at least one side of every street. Enhanced pedestrian crossings of arterials
should also be provided at strategic locations in these fields.
Basic pedestrian transportation network. This network includes the sidewalk field around
pedestrian destinations, every street or corridor defined in the bicycle transportation network,
and existing and proposed multi-use trails and sidepaths. Every street or roadway in the basic
network should have a continuous sidewalk on at least one side of the street. Access spur trails
should also be provided between sidewalks and regional and local trails within the basic
network. Enhanced pedestrian crossings should be provided at intersections of streets within
the basic system and arterial streets.
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Identification and removal of pedestrian barriers. Barriers to pedestrian access can be
topographic features which in Papillion typically means drainageways or water-related features,
from Walnut Lake and the West Papio Creek to smaller tributaries. The cost of bridges or other
crossing structures limits the number of connections across these features, reducing pedestrian
access. But major streets and other features of the built environment, including large blocks of
development, can present equal and sometimes more pervasive barriers. Thus, pedestrian
policy should address these significant obstacles to pedestrian access. Elements of this policy
include:
• Establishing design standards and practices for pedestrian access at major street
intersections or other intersections or locations with high actual or potential pedestrian
demand. These techniques include clear crosswalk markings, countdown pedestrian
signals at key intersections, pedestrian refuge medians, and right-turn bypass medians.
Both types of medians help by reducing the number of traffic streams that the pedestrian
must cope with at any individual crossing. (illustrations)
• Locating pedestrian signals at key crossing locations such as trail crossings of major
streets. Some key locations along major streets require pedestrian-actuated signals.
These include direct routes to schools, parks, recreational facilities, or other activity
centers. New signal technologies such as HAWK or hybrid beacons (illustration) have
proven to be very effective tools for pedestrian safety and security. Omaha has installed a
HAWK signal at the 50th Street crossing of the South Omaha Trail for evaluation.
• While bridges or structures over drainageways are difficult and expensive, infrequent
crossings pose significant barriers to pedestrians when neighborhoods or shared features
are present within walking distance on both sides. In general, a minimum of three
pedestrian crossings of drainageways should be provided between section line arterials.
This is consistent with the local and collector street standard of continuity on the quarter
and half-section lines. As with all guidelines, this standard should be sensitive to
extenuating local conditions.
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• Major campus developments that break a local street grid, including schools, parks and
recreation areas, major commercial projects, and similar developments should be
designed to provide reasonable pedestrian continuity across their facilities.
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In addressing the issues of pedestrian crossings and barrier removal, two major engineering
issues should be addressed and dispatched. The first is an increasingly stated position that
well-marked crosswalks give pedestrians a false sense of security and as a result should not be
used. This is the equivalent of saying that green lights give motorists a false sense that they
have the right-of-way. Techniques that are proven to increase motorist awareness and
pedestrian visibility are positive and encourage pedestrian access. When combined with other
features, such as warning signs and, in more demanding situations, crossing refuges, traffic
calmers, and pedestrian beacons or signals, they help produce an environment that helps to
balance the priority given to different modes, reinforce state laws that give right-of-way to
pedestrians crossing in compliance with laws and crosswalk markings, and make the travel
environment safer and more civil for all users. The second position is the concept of “warrants.”
Traffic engineering principles appropriately require demonstrations that the installation of traffic
control devices must be warranted by conditions such as demand or safety considerations. This
requirement prevents traffic signals from being located arbitrarily. But in many cases, pedestrian
warrants do not exist because barriers, the traffic volume of the street itself, or a lack of
pedestrian features (including paths) keep pedestrians away in the first place. Warrants for
pedestrian safety improvements should be based on the potential market – the volume of
pedestrians that will use the facility after installation, rather than the absence of pedestrians in
unfavorable conditions.
Development standards for pedestrian mobility. Access on-foot to and within major
commercial and civic projects is also important to Papillion’s overall pedestrian environment.
The street connectivity guidelines presented earlier in this chapter will also provide pedestrian
continuity within residential areas. These standards focus on other types of projects, and should
include:
• Safe, uninterrupted, and well-defined pedestrian access be provided from the public
sidewalk to the principal entrance or entrances of the development’s primary building or
buildings. A variety of site development techniques may provide this access, including a
continuous path incorporated into the landscaping design of a parking lot.
• Well-defined pedestrian connections between buildings in a multi-building project such as
a shopping center. Recent Papillion commercial developments like Market Pointe and
Shadow Lake Town Center provide excellent examples of internal pedestrian
connections.
• Direct pedestrian paths from adjacent neighborhoods to commercial (retail, office,
service, and mixed use) developments along arterials or at major street intersections.
This can be accomplished through local street connections with sidewalks or a dedicated
non-motorized path from the neighborhood to the local residential street system.
Financing for Pedestrian Improvements. As noted above, the reliance on special
assessments for funding sidewalks limits Papillion’s (or any city’s) ability to fill gaps in built-up
areas and build walks along major corridors or in business areas where they are lacking. A
different approach, based on real community benefits, should be implemented. The basic
principles of this approach include the following:
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• Recognition that the “basic pedestrian network” has both special and general community
benefits to residential areas and that sidewalk development along major streets is a
general benefit to the entire community. Therefore, in residential areas, retrofits to close
gaps in sidewalk service in the basic network, are both a private and public responsibility,
funded by a combination of special assessments and general obligation or other public
funds. Sidewalk development along major streets, like the major streets themselves, are
largely a general public responsibility. Other sidewalks outside of the basic networks
continue to be funded primarily by special assessments or other private financing.
• The special assessment share of costs for sidewalks on the basic network may be
distributed to all properties within the area specifically served and benefitted, rather than
just the adjacent property. Based on area-wide benefit, a reasonable mix of special to
general benefit may be two-thirds special, one-third general.
• The city should budget a specific amount of bond issue proceeds or general revenues to
fund sidewalk and other pedestrian improvements on the basic network, along with a
process to identify annual priorities. Then highest priorities should be placed on direct
routes to school, community facilities, and retail and activity centers configured to attract
pedestrian users. These funds may be used to leverage other state and federal
resources, such as federal safety or alternative transportation funds or their counterparts
under future federal transportation acts.
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ACCESS CONTROL IMPLEMENTATION POLICY FOR ARTERIAL
STREETS
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Purpose
The purpose of the policy is to establish the standards for access points to minor and major
arterial streets and collector streets with the City of Papillion’s zoning jurisdiction.
Standardization of access points to minor and major arterials will provide for a safe, efficient,
and reliable network of arterial and collector streets with the City of Papillion’s zoning jurisdiction
as the City grows. Further, access management is necessary to balance traffic safety and
efficiency with reasonable access to property.
Considerations in Access Management
Considerations for managing access to minor and major arterial streets and collector streets
include:
1. Long Range Planning:
a. Access control should be based on future development and projected traffic
needs. Accordingly, the Street Classification Exhibit shall be used when
considering access restrictions for new development.
b. Interim measures may be permitted until development warrants more restrictive
control. For example, full access may be temporarily permitted at the 1/8 mile
when an arterial street is not yet improved to its ultimate profile.
2. Operations:
a. The number of access points should be minimized to reduce the number of
potential conflicts to promote public safety.
b. The function area necessary to minimize congestion in the area extending
upstream and downstream of the physical intersection (including the longitudinal
limits of the auxiliary lanes) should be provided.
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c. Intersections shall be properly spaced and aligned to reduce the number of
potential conflicts to promote public safety.
d. Traffic signal placing shall be permitted at no closer than 1,320’ to maximize
signal progression, capacity, and speed.
e. Intersections should be designed to:
i. Minimize conflicts,
ii. Provide adequate stopping sight distances to allow drivers to react to
potential conflicts and stop if necessary,
iii. Provide adequate intersection sight distances to provide opportunity for a
driver who is waiting at an access point to enter or cross the street.
iv. Provide an area upstream and downstream from an access point that
drivers need to change speed, brake, or maneuver should a vehicle turn
onto the street.
v. Be spaced appropriately to eliminate interference between two or more
vehicles attempting to enter the street at the same time.
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Access Spacing Requirement
Full access to minor and major arterial may be permitted at ¼ mile, ½ mile, and 1 mile intervals.
The preferred spacing for between two full access intersections is 1320’; however, a minimum
spacing of 1200’ is required. Right-in, right-out access may be permitted at the 1/8 mile interval.
The preferred spacing for between a full access intersection and a right-in, right-out intersection
is 660’; however, a minimum spacing of 500’ is required. Such spacing requirements are
depicted on Figure 1.

Figure 9.x – Access Spacing Requirement Diagram

Access control is an important principle when connecting a street of lower classification to a
street of higher classification. The hierarchy of intersections is established below in Table 1.
Connecting street classifications that are more than one level above or below in the hierarchy
shall be avoided. Private access shall only be permitted to connect with local streets; provided,
however, that shared private access may be permitted to higher classification streets.
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Private Access
Local Street
Collector Street
Minor Arterial

Local Street
Collector Street
Minor Arterial
Major Arterial
Table 9.1 – Intersection Hierarchy (Lowest to Highest Classification)
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Residential Subdivision Through-Routes
The purpose of the requiring through routes within residential subdivisions is to allow direct and
continuous neighborhood access to the adjacent arterial and collector street network. The
routes are intended to be direct in nature with continuous access that allows easy navigation
between arterial and collector street network. For residential subdivisions, at least three northsouth and three east-west through routes should be provided per mile. Such through routes
shall be generally located at the ¼ and ½ mile intersections with the adjacent streets as
depicted on Figure __. The ½ mile routes shall provide the most direct routes between the
adjoining arterial and collector streets. Alternate routes that provide through routes at locations
other than the ¼ or ½ mile may be authorized by the Planning and Public Works Directors for
topographical, environmental or human conflicts. The use of through-routes is intended to
relieve pressure on the City’s arterial and collector street network.

Figure 9.x – Residential Through Routes
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Annexation Policy
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ANNEXATION POLICY

ANNEXATION POLICY OVERVIEW
Papillion has established successful annexation policies that should be continued. The City of
Papillion General Order Number CA-051612-1, established May 17, 2012 replaced existing
annexation policies for the city and established an “Annexation Review Committee” which will
protect the financial integrity of the City of Papillion by requiring that annexation decisions be
consistent with the City’s fiscal ability to make the initial and sustaining investment of capital
necessary to provide municipal services. Aspects of the city’s general order policy include but
are not limited to the following:
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Areas with significant pre-existing development. Areas outside the city that already have
substantial commercial, office, or industrial development are logical candidates for annexation.
In addition, existing residential areas developed to urban densities (generally higher than 2 units
per acre) should be considered for potential annexation.
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A positive cost benefit analysis. The economic benefits of annexation, including projected tax
revenues, should compensate for the additional cost of extending services to newly annexed
areas. Under the current policy a thorough review of the SID financial situation is completed.
Under the current guidelines the city must provide the city council with a plan for extending
municipal services into the annexation area. The plan includes the following information:
• The estimated cost impact of providing municipal services to the proposed annexation
area and a timetable for extending services to the proposed annexation area.
• The method by which the City plans to finance the extension of municipal services into
the proposed annexation area and the method by which the City plans to maintain any
services already provided to the area.
• An ordinance describing the area to be annexed and the effective date of the annexation.
• A map showing the area proposed for annexation, the current City boundaries, the
proposed boundaries of the City after the annexation, and the general land use pattern in
the proposed annexation area.
The plan includes an SID analysis report comprised of the following items:
General:
1) SID Name and number
2) Origination Date
3) SID Valuation
4) SID Tax levy (per $100 of valuation)
5) Improved Residential/Commercial Lots
6) Total Platted Residential/Commercial Lots
7) Estimated Population
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8) Land Area (acres)
9) Street Lane Miles
10) SID Property Tax Revenue
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Cash Flow Analysis:
1) Annual Revenue
a. Property Tax Revenue at City’s Tax Rate
b. Auto Tax
c. Highway Allocation
d. Occupation Tax
i. Natural Gas
ii. Telephone
iii. Cable TV
e. Potential City Sales Tax Revenue
2) Total Revenue
3) Annual Expenses
a. Direct Expenses
i. Bond Principal
ii. Bond Interest
iii. Street Lighting
b. Subtotal Direct Annual Expenses
c. Net Before City Services
d. City Expenses
i. Street Maintenance
ii. Police Services
iii. Library Services
iv. Parks Services
v. Audit Expense
e. Total Expenses
f. Net Cash Flow

Financial Analysis:
1) SID Assets
a. Cash Balances
i. General Fund Cash & Investments
ii. Bond Fund Cash & Investments
b. Special Assessments & Interest
c. Capital Improvements
2) SID Liabilities
a. Warrants Payable & Interest
b. Other Payables
c. Bonded Debt
d. Contractual Obligations
e. Pending Litigation
f. Pending Improvement Projects
3) Debt/Value Ratio

Additional analysis information may include but is not limited to the following:
• Street Inspection Report and Quality Rating.
• Storm Sewer Report and Quality Rating.
• Sanitary Sewer Report and Quality Rating.
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• Water Infrastructure Report and Quality Rating.
• Public Parks/Recreation Facilities Report and Quality Rating.
• Additional detail relative to providing City Services
Generally, areas that reach an accrued break-even point meet an economic criterion for
annexation.
Public services
In many cases, public service issues can provide compelling reasons for annexation. Areas for
consideration should include:
•

Parcels that are surrounded by the city but remain outside of its corporate limits. In
these situations, city service may provide enhanced public safety service with improved
emergency response times.

•

Areas that are served by municipal infrastructure.

•

Areas to be served in the short-term by planned improvements, including trunk sewer
lines and lift stations.
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The development concept for Papillion is predicated on continued community growth, generated
by a sound economy and the continued appeal of the Papillion brand. The use of the SID
system allows for continued growth in the areas surrounding jurisdiction. The city’s policies and
close review of new SIDs should evaluate the fiscal soundness of the districts, striving to avoid
impediments to annexation because of excessive debt. In addition, the city should strive for
open communication with the county and adjoining municipalities to assure efficient growth
patterns.
A Program of Phased Annexation

Ultimately the city’s annexation policy should support continued and healthy growth for the city
and county. A phased annexation program should be built around the goals of:
• Controlling future fringe development. In order to allow the city to guide its growth and
development more effectively, fringe development will need to be managed. Through
annexation a city can extend its zoning jurisdiction to adjacent areas, thus guiding
development in a direction that will provide safe and healthy environments.
• Protecting and enhancing the city’s tax base. Those residents living in fringe
developments benefit from the city’s parks and recreation facilities, streets, utilities, as
well as other facilities and programs without contributing to the tax base.
• Avoiding jurisdictional confusion. Squaring off the city boundaries can aid in providing
services by establishing an orderly and logical boundary.
• Promoting population increases. An increase in the city’s physical size and population
can mean an increase in its level of political influence and attractiveness for commercial
and industrial development. It may also increase the city’s ability to attract grant
assistance.
The Annexation Plan map (Figure 10.1) illustrates those areas around Papillion that should be
considered for annexation. The areas are categorized into four phases based on the estimated
likeliness for incorporation into the city. These phases include:
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• Phase One. Location and associated issues will likely warrant consideration for
annexation in the immediate future.
• Phase Two. Opportunities in Phase Two sections warrant future consideration of
annexation within the twenty-year life of the Papillion Plan. These areas should be
reevaluated for annexation within the next five years.
• Phase Three. Conditions exist that may bring about the need for annexation of these
sections. Annexation will not be likely during the early stages of the plan; therefore, these
areas should be reevaluated within six to ten years.
• Phase Four. This area is situated beyond the expected growth areas of the city.
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Figure 10.1 – Annexation Plan Map showing areas that should be considered for future annexation.
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